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Proposal  Summary 

Our  development  team  is  pleased  to  present  this  proposal  for  the  transfor- 
mation of  the  Columbia  Point  Project  into  New  Harbor  Point:  a  racially  and 
economically  integrated  new  community  on  the  peninsula.   The  relative  isola- 
tion of  the  site  will  be  turned  to  advantage  by  creating  a  small  town  atmo- 
sphere while  at  the  same  time  strengthening  connections  with  neighbors  on 
and  off  the  peninsula.   Spectacular  views  of  the  water  and  the  downtown 
skyline,  convenient  access  by  public  or  personal  transportation,  and  a 
variety  of  housing  options  to  choose  from,  will  make  New  Harbor  Point  a 
highly  desireable  place  to  live. 

Our  proposal  dramatically  changes  the  physical  appearance  of  the  site  with 
a  bold  and  innovative  architectural  plan  that  capitalizes  on  the  unique 
characteristics  of  the  peninsula.  This  includes: 

Bringing  water  Into  the  site,  which  immediately 
changes  the  image  and  breaks  the  site  into  small 
neighborhoods  of  an  appropriate  scale. 

Reducing  apparent  density  by  selective  demolition  of 
lowrise  and  midrlse  buildings  which  also  allows 
flexibility  in  site  planning  and  housing  construction. 

Stripping  buildings  to  be  rehabilitated  down  to  the 
concrete  frames  and  then  reconstructing  the  exterior 
elevations  and  interior  layouts  with  a  new  richness 
of  detail. 

Providing  a  variety  of  housing  types  serving  large  and 
small  families,  elderly,  and  single  people. 

Providing  new  community,  social  services  and  recreational 
facilities  as  well  as  retail  shopping  to  serve  the  peninsula. 

A  total  of  1,587  new  or  rehabilitated  housing  units  will  be  developed  at  New 
Harbor  Point  on  the  BHA/City  site.  The  building  and  bedroom  mix  is  as  shown 
below  with  a  further  breakdown  provided  as  an  appendix  to  this  section: 

Type         Occupancy      Total   1  BR  2  BR  3  BR  h   BR  5  BR  6  BR 

Midrises      Elderly 
Midrises      Small  Family 
Townhouses    Large  Family 

Total  1,587   584   522 

Non-residential  A5,000  s.f. 

Community  Facilities        35,000  s.f. 
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We  anticipate  a  7%  year  construction  and  marketing  schedule  over  three 
phases  beginning  a  year  after  designation.  Each  phase  will  maintain  an 
economic  balance:  in  each  phase  approximately  one- third  of  the  different 
unit  types  will  be  rented  to  low,  moderate,  and  market  residents.  The 
exception  is  the  Tower  Apartments  in  the  second  phase  which  will  be  market 
oriented;  and  the  buildings  designated  for  the  elderly  will  serve  primarily 
senior  citizems  of  low  and  moderate  incomes.   Overall,  we  propose  500  apart- 
ments serving  low  incomes,  500  moderate  incomes,  and  587  market-rate  rentals. 

A  proposed  fourth  phase  involves  the  adjacent  Boston  Sewer  and  Water  property 
including  the  Calf  Pasture  Pumping  Station.  An  additional  200-AOO  market- 
rate  housing  units  are  proposed  for  this  site  plus  a  conference  hotel  and 
marina  facility;  the  pump  house  itself  will  become  a  "Town  and  Gown" 
community  center.  However,  this  special  phase  is  not  currently  scheduled 
in  our  plans  pending  further  discussion  with  the  interested  parties  and 
especially  the  University  of  Massachusetts.  Our  proposal  stands  without 
the  implementation  of  the  fourth  phase;  it  would  be  highly  desireable, 
however,  to  add  this  finishing  touch. 

The  estimated  total  development  cost  for  this  plan  is  $149.5  million  (1983 
dollars)  or  $186.0  million  when  phased  over  time.  The  financing  plan  to 
support  these  costs  and  achieve  a  mixed  income  occupancy  is  summarized  below: 

1)  MHFA  tax-exempt  bond  financing  for  all  housing  and  related  facilities. 

2)  BHA  second  mortgage  loan  for  $4.3  million  representing  a  portion  of  the 
outstanding  indebtedness. 

3)  UDAG  loan  of  $20.5  million  to  be  invested  in  an  endowment  fund  to  reduce 
rents . 

4)  BHA  Modernization  Funds  converted  to  a  CDBG  loan  and  $9.5  million  of  these 
funds  added  to  endowment. 

5)  500  units  of  S.8  existing  housing  certificates  or  equivalent  vouchers; 
these  federal  subsidies  for  low  income  residents  will  be  backed  by  state 
707  rent  supplements  if  a  tenant  moves  with  their  certificate. 

6)  500  units  of  state  13A  interest  subsidies  to  reduce  rents  to  level  which 
will  support  S.8  certificates. 

7)  500  units  of  proposed  state  13B  interest  subsidies,  a  shallow  subsidy 
•  designed  to  reduce  rents  to  serve  moderate  income  households. 

8)  Loan  by  Columbia  Associates  in  amount  of  $5.0  million,  income  from  which 
will  provide  funding  for  the  activities  of  the  Columbia  Point  Community 
Task  Force  and  to  supplement  social  and  recreational  services;  additionally, 
CA  will  cover  cost  overruns  and  rentup  losses  out  of  syndication  proceeds 
thereby  eliminating  the  need  to  carry  contingency  allowances  for  such 
purposes  in  the  financing. 
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Initially,  all  units  will  be  developed  and  operated  as  rental  housing. 
However,  10-15  years  after  completion,  a  portion  of  the  apartments  and 
townhouses  will  be  offered  for  sale  with  absolute  preference  given 
to  the  residents.   The  UDAG  and  CDBG  loan  pool  will  be  used  at  this  time 
by  the  City  to  make  low  Interest  second  mortgage  loans  to  assist  residents 
in  acquiring  their  homes.  Our  intent  is  to  provide  homeownership  and 
rental  opportunities  for  a  mix  of  income  levels. 

The  site  will  be  acquired  from  the  BHA  as  each  construction  phase  commences 
(although  a  separate  agreement  will  permit  access,  easements,  and  work  to 
be  done  on  all  of  the  BHA  property) .  All  construction  on  the  site — inclu- 
ding residential  and  non-residential  construction;  street,  sidewalk,  and 
utility  improvements;  and  open  space/recreational  facilities — ^will  be  done 
by  our  development  team.   It  is  critically  important  for  us  to  fully  con- 
trol the  progress  of  this  work  to  maintain  design  objectives  and  meet 
scheduling  demands.  We  have,  however,  identified  other  work  to  be  done 
by  public  agencies  such  as  the  easement  along  the  waterfront  (by  MDC) ; 
improvements  for  vehicular  access  from  the  expressway  and  via  the  U.  Mass 
ring  road  (by  DPW) ;  and  improvements  to  public  transportation  on  the 
peninsula  (by  MBTA) . 

Columbia  Associates  commits  itself  and  all  of  its  contractors,  consultants 
and  agents  to  a  maximum  effort  to  create  emplojnnent  opportunities  for 
Columbia  Point  residents  as  well  as  other  Boston  and  minority  persons. 
The  best  success  would  be  not  only  to  create  a  successful  new  community, 
but  in  the  process  to  offer  lower  income  residents  the  opportunity  for 
jobs  in  construction,  management,  or  related  activities  which  put  them 
in  the  moderate  or  market  income  category.  To  this  end,  our  team  commits 
itself  to  a  minimum  of  30  full-time  jobs  in  construction  and  30  jobs  in 
management.  Furthermore,  John  B.  Cruz  Construction  will  commit  itself 
to  immediately  hiring  four  residents  upon  designation.  Cruz  will  also  hire 
several  more  residents  for  temporary  renovations  to  the  existing  housing 
and  thereafter  as  a  maintenance/repair  crew  for  management  purposes. 

Columbia  Associates  believes  that  excellent  property  management  is  critical 
to  the  successful  revitalization  of  the  peninsula — beginning  with  interim 
management  of  existing  public  housing,  through  marketing,  rentup  and  reloca- 
tion and  then  permanent  management  of  New  Harbor  Point.  We  are  confident 
in  our  ability  to  provide  a  well-managed,  secure  and  pleasant  living  environ- 
ment for  the  current  and  future  residents.  Upon  designation,  our  team  will 
assume  responsibility  for  interim  management.   It  is  assumed  that  BHA 
operating  subsidies  and  City  tax  exemptions  will  be  continued  for  all 
existing  units*  during  interim  management  until  residents  are  permanently 
housed  in  new  or  renovated  homes.  Once  the  residents  are  relocated,  permanent 
management  responsibilities  will  begin.  Both  the  interim  and  permanent 
management  programs  will  be  operational  during  the  phases  of  construction 
due  to  different  funding  sources  and  reporting  requirements.  However,  there 
will  be  no  distinction  in  the  services,  staffing  and  commitment  to  excellent 
management . 
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The  Columbia  Point  Community  Task  Force  will  provide  the  critical  link  be- 
tween Columbia  Associates  and  the  residents  of  Columbia  Point.   We  propose 
to  establish  a  working  relationship  which  provides  an  organizational  struc- 
ture and  decision-making  process  for  the  interaction  of  CPCTF  and  our 
development  team.   The  purpose  will  be  to  ensure  that  the  interests  and  con- 
cerns of  the  Task  Force  are  reflected  in  the  development  and  management  of 
New  Harbor  Point.  We  propose  a  cooperation  agreement  that: 

Honors  in  full  the  provisions  of  the  Residents  Re- 
housing Agreement. 

Involves  the  Task  Force  in  planning  at  all  stages  of  the 
development  process  and  management  of  Mew  Harbor  Point. 

Establishes  $5.0  million  trust  fund,  the  income  from 

which  will  be  applied  to  support  the  operations  of  the  Task 

Force  as  well  as  to  supplement  social  and  recreational  services. 

Columbia  Associates  will  be  pleased  to  discuss  the  details  of  a  working 
relationship  with  the  CPCTF  after  designation  with  an  open  mind  towards 
establishing  the  most  mutually  satisfactory  agreement. 


The  following  appendices  to  this  summary  provide  additional  information 
about  our  proposal: 

Site  plan  showing  physical  transformation 

Schedule  of  construction  staging 

Summary  resume  of  development  team 
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lumbla  Peninsula 
Instruct ion  Staging 
Ibruary  22,  1983 


ase  I: 

TTpe 

Bldgs. 

Height 

Units 

BR  Size 

Elderly  Apartments 
Midrise  Apartments 
Tovnhouses 

2 
3 

7 

7 

2-A 

198 
232 
115 

1-2 
1-3 
3-6 

Total  Housing 

545 

Non-residential 
Community /Recreational 

30,000  s.f. 
10,000  s.f. 

ase  II: 

Type 

Bldgs. 

Height 

Units 

BR  Size 

Elderly  Apartments 
Tower  Apartments 
Midrise  Apartments 
Courtyard  Houses 
Tovnhouses 

1 
2 
3 

7 
15 

7 
2-4 
2-4 

108 

240 

256 

44 

90 

1-2 
1-2 
1-3 
3-6 
3-6 

Total  Housing 

738 

Non-residential 
Community/Social  Services 

15,000  s.f. 
15,000  s.f. 

ase  III: 

Type 

Bld^s. 

Height 

Units 

BR  Size 

Maisonettes 
Courtyard  Houses 
Tovnhouses 

2 

7 
2-4 
2-4 

106 

116 

82 

1-4 
3-6 
3-6 

Total  Housing 

m 

Community/Social  Services 

10,000  s.f. 

nmary: 

Type 

Elderly  Apartments 
Small  Family  Apartments 
Family  Tovnhouses 

Units 

306 
728 
553 

Percent 

1 

19.3% 

45.9 

34.8 

Total  Housing 

1^87 

100.0% 

Non  Residential 
Community  Facilities 

45,000  s.f. 
35,000  s.f. 

ase  IV: 

Apartments 
Conference  Hotel 
Pump  House  Center 

200-400  units 
200±  rooms 
30,000  s.f. 
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The  development  team  responsible  for  this  proposal  includes  the  following 
experienced  professionals: 

The  National  Housing  Partnership  was  created  by  the  1968  Housing  Act  as  a 
Congressionally  chartered  but  private,   for  profit  housing  developer  and  equity 
investor.  In  only  twelve  years,  NHP  has  become  the  largest  private  developer  of 
rental  housing  for  low  and  moderate  income  families  in  the  nation.   NHP  has  built 
an  effective  team  which  has  produced  over  60,000  apartment  units  in  42  states. 
NHP's  total  equity  commitment  of  $225,000,000  has  been  the  catalyst  for  the 
production  of  housing  developments  with  a  value  in  excess  of  2.5  billion  dollars. 

As  developer  and  investor,  NHP  has  the  experience  and  the  resources  to  take  on 
large  and  complex  developments  beyond  the  scope  of  others.   In  the  role  of  owner 
and  management  agent,  NHP  maintains  a  long  term  commitment  to  its  developments 
in  the  form  of  professional  management  and  financial  support  necessary  to  assure 
successful  operations  long  after  the  completion  of  construction.  NHP  has  never 
had  a  single  project  default. 

Peabody  Construction  is  a  major  contractor  in  the  New  England  area,  having 
constructed  nearly  13,000  apartmens  with  a  contract  value  of  over  $337  million 
in  the  past  decade.  Peabody  is  also  a  major  developer  in  its  own  right,  holding 
equity  interests  in  30  properties  with  a  value  of  approximately  $120  million. 

Cruz  Construction  is  a  rapidly  expanding  minority-owned  general  contractor  and 
developer.   Its  general  contracting  activities  include  a  number  of  residential 
construction  projects  as  well  as  commercial,  office,  institutional  and  industrial 
work.  As  a  developer  for  its  own  account,  Cruz  has  recently  completed  Taurus  at 
Fountain  Hill,  the  largest  MHFA  financed  housing  development  built  and  owned  by 
a  minority  firm. 

Housing  Associates  is  the  development  team  coordinator  for  this  joint  venture. 
Robert  H.  Kuehn,  Jr.,  principal  of  the  firm,  will  act  as  the  chief  contact  person 
for  the  team  as  well  as  a  financial  consultant.  Housing  Assoicates  is  a  small 
developer  in  its  own  right.  Housing  Economics,  its  consulting  affilate,  enjoys 
a  national  reputation  for  its  technical  expertise  in  housing  finance  and  tax 
syndication. 

Mintz  Associates,  Architects  and  Planners  has  completed  over  2,000  units  of  low 
and  moderate  income  housing.  This  housing  has  included  both  new  construction  and 
substantial  rehabilitation;  and  several  developments  have  won  awards  for  their 
innovative  design,  their  proper  fit  in  their  neighborhoods,  and  their  sensitivity 
to  the  user  needs  of  their  occupants.  All  have  necessitated  considerable  community 
participation  as  well  as  input  from  various  city,  state  and  federal  agencies 
responsible  for  these  housing  subsidy  programs.  Mintz  Associates  will  be  assisted 
by  a  capable  group  of  consultants  and  engineers,  Including  the  landscape 
architectural  firm  of  Weinmayr  Associates. 

Columbia  Associates  regrets  that  intervening  commitments  of  another  calling  have 
caused  Mr.  Frank  T.  Keefe  to  withdraw  as  a  member  of  our  development  team.   We 
are  pleased  to  welcome  a  new  member — Madge  DiNitto  will  be  working  with  us  as 
relocation  consultant. 
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Architectural  Plan 

We  approached  the  physical  planning  and  design  aspects  of  the  revitalization 
of  the  Columbia  Point  Peninsula  by  trying  to  carefully  and  sensitively 
evaluate  its  current  liabilities  while  at  the  same  time  endeavoring  to 
recognize  its  many  assets  and,  furthermore,  to  bxiild  upon  and  capitalize 
on  the  incredible  potential  site  and  building  values  inherent  in  this 
unique  and  environmentally  spectacular  Peninsula  location. 

Two  important  points  need  to  be  made  here.   First,  since  this  section 
of  our  proposal  focuses  on  physical  planning  and  design  issues  it  is  not 
intended  to  substitute  for  or  to  minimize  the  special  importance  of 
"people",  their  lives  and  their  futures,  at  newly  revitalized  Columbia 
Point  or  (as  we  have  chosen  temporarily  as  a  name,  subject  to  further 
discussion  by  all  at  NEW  HARBOR  POINT).   The  Management,  Social  Services, 
and  Affirmative  Hiring  sections  of  this  proposal  focus  particular  attention 
on  "people"  since  ultimately  it  is  "people"  who  make  healthy,  happy  and 
safe  neighborhoods,  and  since  creative,  thoughtfxil,  and  meaningful,  physical 
planning  and  design  can  only  contribute  to  that  community's  well  being. 

Secondly,  what  we  depict  in  our  physical  planning  and  architectural  designs 
is  primarily  intended  to  show  our  understanding  and  grasp,  or  lack  thereof, 
of  the  physical  constraints  which  the  existing  conditions  at  Columbia 
Point  imposed  upon  us  as  planners  and  designers  and,  furthermore,  the  way 
in  which  the  challenge  of  these  constraints  impacted  upon  our  approach  to 
creating  a  thoughtful  and  meaningful  community  design.  While  we  have 
conviction  about  the  issues  and  ideas  that  we  have  expressed  in  these 
drawings  and  models,  they  are  not  meant,  nor  should  they  be  construed  as 
absolutes.   Anyone  who  has  worked  for  a  great  length  of  time  in  the 
field  of  housing,  and  has  searched  for  "what  is  good  community  design", 
must  recognize  that  dialogue  and  process  are  the  prerequisites  for 
producing  innovative  and  long  lasting  results.   We  hope  to  be  part  of 
that  dialogue  and  creative  learning  process  should  our  Team  be  fortunate 
enough  to  be  selected.   It  is  then,  that  the  real  physical  plan  and 
design  for  Columbia  Point  will  begin  and  will  emerge. 

The  following  paragraphs  include  some  of  the  salient  physical  liabilities. 

LIABUniES 

Getting  to  Columbia  Point 

Views  of  the  Harbor 

Topography  of  the  land 

Massive  drab  appearance  of  buildings 

Let  us  start  with  the  difficulty  of  getting  to  Columbia  Point.  One  needs 
only  to  wait  patiently  at  the  foot  of  the  ramp  of  the  expressway  from 
downtown  Boston  before  attempting  the  precarious  left  hand  turn  onto 
Columbia  Road,  to  experience  the  first  obstacle.   The  next  obstacle,  some 
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700  feet  further  on,  is  the  myriad  of  roadway  signs  and  choices  the  driver 
must  immediately  make  at  the  famous  Kosciuszko  Circle.   Making  the  wrong 
choice  can  send  one  quite  a  distance  in  the  wrong  direction,  with  not 
an  easy  way  to  turn  around.   This  traffic  circulation  nightmare  is 
enough  to  discourage  anyone  living  at  Columbia  Point  Housing,  let  alone 
their  family  and  friends  who  wish  to  visit  them.   This  difficulty  of 
"getting  there"  further  reinforces  the  isolation  of  this  community. 

Finally,  after  you  miraculously  get  down  onto  Mt.  Vernon  Street,  your 
immediate  impact  is  one  of  vast  parking  lots  with  their  impersonal 
appearance.  Moving  towards  Columbia  Point  itself,  if  you  watch  carefully, 
you  get  a  fleeting  view  of  Old  Harbor  Bay,  between  the  rear  comer 
of  the  new  Bay side  Expo  Center  and  the  adjacent  one  story  warehouse 
manufacturing  building,  and  then  you  arrive  at  the  Columbia  Point  Housing 
Project. 

Once  at  Columbia  Point  you  get  one  brief  glimpse  of  the  Harbor  ifi  you 
are  consciously  watching  for  it.  Your  initial  view  of  the  Harbor  is 
then  blocked  by  the  dense  configuration  of  buildings  obliterating  any 
sense  of  being  on  one  of  the  most  magnificent  waterfront  sites  in  all 
of  metropolitan  Boston. 

The  treatment  of  the  land  surface  being  almost  dead  flat  does  not  afford 
one  any  topographic  relief.   One  is  more  conscious  of  the  ugly  exposed 
four  foot  concrete  foundation  wall  at  the  base  of  each  building  than 
aware  of  the  Harbor  beyond.   In  the  few  instances  where  the  Harbor  can 
be  seen,  one  cannot  tell  if,  in  fact,  water  is  present  or  whether  it  is 
merely  a  continuation  of  open  mud  flats. 

The  ratio  of  opaque  brick  wall  surface  to  the  amount  of  glass  window 
and  even  the  brick  color  itself  further  emphasizes  a  feeling  of  blandness 
and  denseness  with  little  visual  relief.  VThat  is  surprising  is  that 
even  with  the  articulated  relief  shape  of  these  buildings,  both  low-rise 
and  mid-rise,  they  still  appear  rather  massive. 

While  these  are  some  of  Columbia  Point's  liabilities,  let  us  not  forget 
some  of  Columbia  Point's  tremendous  assets. 


ASSETS 


Site  location 

Proximity  to  downtown  Boston 

University  of  Massachusetts 

John  F.  Kennedy  Presidential  Library 

State  Archives  Building 

The  McCormack  and  Dever  Schools 

Boston  College  High  School 

Bayside  Expo  Center 

Bank  of  Boston  Computer  Center 

Recreational  amenities 
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To  begin  with,  the  site  itself,  or  the  "point"  as  it  is  frequently  called, 
is  certainly  its  most  outstanding  asset.   How  many  City  of  Boston  sites 
encompass  a  180  degree  panoramic  view  of  Boston  Harbor,  as  well  as 
spectacular  views  of  the  changing  Boston  skyline?  The  site's  isolation 
while  being  somewhat  of  a  liability,  can  be  turned  into  an  asset  by 
dramatically  improving  "getting  there"  both  by  vehicle  from  the 
expressway,  Morrissey  and  Day  Boulevards,  and  by  improving  public 
transportation  through  causing  both  the  Ashmont  and  Quincy  Red  Line 
trains  to  stop  at  UMA.SS/JFK  Station  as  is  currently  being  proposed. 
Furthermore,  with  the  improvement  of  the  T's  bus  service  and  the 
connection  of  Mt.  Vernon  Street  with  the  U  of  Mass-Kennedy  Library-State 
Archives  Loop  Road,  the  feeling,  as  well  as  the  fact,  of  physical  isolation 
will  diminish,  and  soon  disappear.  This  physical  isolation  factor  may 
even  be  a  plus,  in  that  Columbia  Point  is  less  impacted  by  other 
neighborhoods  than  is  the  case  of  other  neighborhoods  in  Boston  and, 
furthermore,  it  is  not  traversed  by  trucks  and  automobiles  destined  for 
somewhere  else.   Columbia  Point's  located  only  ten  minutes  from 
downtown  Boston  by  car  or  by  subway. 

Other  obvious  assets  are  the  University  of  Massachusetts  Harbor  Campus 
with  its  incredible  educational  plant  and  programs;   the  world  famous 
John-  F.  Kennedy  Presidential  Library;  the  newly  under  construction 
Commonwealth  of  Massachusetts  Archives  Building;  the  McCormac  Middle 
School  and  the  Dever  Elementary  School  with  their  fine  educational 
reputations;  the  Boston  College  Catholic  Parochial  High  School;  the 
newly  conpleted  Bayside  Expo  Center;  the  Bank  of  Boston  Computer  Center; 
and  the  recreational  assets  of  Carson  Beach,  Sgt.  Saunders'  Stadium, 
and  the  naming,  bicycling,  and  walking  paths  along  Day  Boulevard. 

Now  that  we  have  discussed  Columbia  Point's  liabilities  and  assets, 
let  us  examine  our  physical  planning  and  design  response  to  these 
issues,  and  see  how  we  have  been  able  to  both  build  upon  as  well  as 
capitalize  upon  this  site's  special  place. 

Water  and  Harbor  views 

Water  and  image 

Water  as  an  amenity 

Water  as  a  marketing  device 

Water  as  a  natural  dividing  element 

Water  as  a  creative  device  in  making  unique 

housing  environments 
Water  as  a  topographical  device 

Many  previous  physical  planning  and  architectural  approaches  to 
Columbia  Point,  that  we  have  seen,  have  lamented  the  fact  of  how  little 
of  Boston's  great  harbor  and  skyline  can  be  seen  and  appreciated  from 
the  Housing  Project  due  to  the  location  and  massing  of  the  existing 
buildings.   These  plans  have  usually  suggested  the  wholesale  demolishion 
and  removal  of  substantial  portions  of  these  structurally  sound  buildings 
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in  order  to  create  a  sense  of  openess  and  presence  on  the  water,  and 
to  improve  the  big  Harbor  views.   We  decided  that  it  would  be  more 
effective,  and  more  meaningful,  in  fact,  to  bring  the  water,  and  all 
its  wonderful  connotations  and  potential  permutations  directly  into  the 
site.   Our  decision,  therefore,  was  to  make  water  the  focal  point  and 
the  main  physical  planning  and  design  element  to  immediately  (almost 
like  waving  a  wand)  change  the  image  of  Columbia  Point  to  the  new 
image  of  NEW  HARBOR  POINT;  an  economically  and  racially  integrated 
superior  waterfront  residential  community;  that  would  be  desirable 
for  families,  the  elderly,  young  marrieds,  and  singles,  in  other  words, 
a  community  for  all. 

Water,  and  the  kinds  of  unique  housing  and  other  environmental 
amenities  that  go  hand  in  hand  with  it,  evokes  special  romantic  images 
in  people,  and  is  a  physical  attribute  that  has  successfully  enhanced 
and  frequently  made  possible,  the  development  of  such  new  towns  as 
Reston,  Virginia  and  Columbia,  Maryland,  or  has  sparked  the  revitalization 
of  such  older  sommunities  as  Newburyport  and  Salem,  or,  for  example, 
Boston's  downtown  waterfront  area.  Water  as  a  physical  land  use  resource 
has  frequently  become  associated  with  or  is  seen  as  a  symbol  of  "prestige" 
communities,  but  at  NEW  HARBOR  POINT  water  is  going  to  be  a  symbol  for 
all,  an  amenity  to  be  both  visually  enjoyed  as  well  as  made  use  of  as 
an  integral  part  of  the  residential  living  environment. 

Water  also  is  very  useful  physical  design  tool  that  has  a  diminishing 
effect  on  the  scale  and  massing  appearance  of  buildings.   For  example, 
the  use  of  mirrors  in  a  room  gives  the  illusion  of  the  room  appearing 
larger,  water,  in  our  tidal  basins  will  have  a  similar  effect.   In 
addition,  the  introduction  of  water  canals  leading  to  the  two  tidal 
basins  naturally  divides  up  the  site  into  seven  manageable  Villages 
within  the  NEW  HARBOR  POINT  community,  each  of  the  Villages  possessing 
its  own  special  character  and  identity. 

Furthermore,  the  water  creates  opportunities  for  unique  housing  types 
in  both  the  family  oriented  Villages  as  well  as  in  the  Villages  where 
young  marrieds,  singles  and  the  elderly  will  live. 

Finally,  the  bringing  of  water  into  the  site  in  the  form  of  tidal 
basins  offers  an  immediate  safe  recreational  amenity  for  all  the 
residents  of  NEW  HARBOR  POINT,  whether  their  interests  lie  in  active 
recreational  endeavors  such  as  swimming,  paddle  boating,  rowing, 
mini-sailing,  jogging  along  canal  and  water  basin  trails,  or  whether 
they  prefer  more  passive  pursuits  such  as  sun  bathing,  people  watching, 
or  just  plain  walking.   In  the  winter  these  tidal  basins  will  freeze 
and  become  excellent  ice  skating  ponds. 

Along  with  bringing  water  into  the  site,  the  other  fundamental  environ- 
mental change  we  propose  is  the  reconstruction  of  the  site's 
topography.   Simply  by  raising  the  grades  to  just  below  the  existing 
first  floor  level,  and  by  berming,  and  utilizing  other  natural 
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landscape  devices,  we  can  dramatically  change  not  only  the  flat  table-like 
appearance  of  the  site  but  also  the  fact  that  one  does  not  really  see 
the  surface  of  the  water  until  one  is  practically  at  the  edge  of  the 
peninsula  to  the  situation  where  the  presence  cf  water  is  both  a  visual 
symbol  and  an  aaenity  for  the  enjoyaent  of  the  resident  as  well  as 
the  visitors  to  NZV  HAilSOR  POI^T. 

Other  large  scale  concerns  include  the  overall  transportation  sit\iation 
at  NTw"  HASBOR  POIKT: 

Arriving  at  NTV  HA530R  POINT 

New  expressway  exit  rasp 

New  traffic  pattern  for  Kociuszko  Circle 

New  boulevard  status  for  Mt.  Vernon  Street 

New  internal  roadway  systen  of  NTW  HAR30R  POINT 

New  and  inproved  Public  Transportation 

Even  though  it  is  beyond  our  site  boundaries  and  not  within  the  purview 
of  our  study  area,  we  are  suggesting  that  serious  consideration  be 
given  to  improving  vehicular  access  to  this  peninsula  as  well  as  tc 
our  site.  We  are  concerned  that  if  socething  is  not  dramatically  done 
to  improve  the  situation,  transportation  at  NTW  EARBCR  ?ZZ1~   could 
have  an  adverse  tiarketing  effect  on  the  long  ter:t  goal  of  a  stable 
mixed  income  and  cixed  racial  new  residential  community. 

Our  suggestions  relate  to  five  basic  areas  of  concern.   Tirst,  we 
believe  that  a  new  exit  ramp  off  of  the  expressway  heading  south 
from  downtown  Boston  should  be  considered  in  order  to  remove  the  time 
consuming  and  dangerous  left  turn  that  is  currently  required  at  the 
bottom  of  the  expressway  exit  ramp  where  it  intersects  with  Columbia 
Road.   Secondly,  that  a  new  traffic  system  and  pattern  be  developed 
for  Kociuszko  Circle  so  that  a  coherent  approach  to  NTV  HARBOR  POINT, 
Bayside  Expo  Center,  and  the  First's  Computer  Center  can  be 
accomplished.   Thirdly,  that  Mt.  Vernon  Street  (or  as  we  s-jggest,  it  be 
called  New  Harbor  Point  Boulevard)  be  reconstructed  and  made  into  a 
beautiful  waterfront  tree-lined  boulevard,  patterned  after  some 
of  the  successful  urban  boulevards  in  Europe.   Fourthly,  we  have 
proposed  to  almost  completely  change  and  restructure  the  internal 
roadway  system  currently  existing  at  Columbia  Point.   This  change  and 
restructuring  will,  we  believe,  create  a  simple,  circulation  system 
that  is  both  easy  to  follow  and  safe  for  the  driver  as  well  as  for 
the  pedestrians.   Once  one  enters  the  development,  by  coming  off  of 
New  Harbor  Point  Boulevard,  through  two  security  manned  entrance 
locations,  (one  about  in  the  middle  of  the  site  and  the  other  at 
the  eastern  end  near  the  great  granite  water  and  sewer  building) , 
they  will  find  a  circulation  system  within  NTW  HARBOR  PCINI  that 
is  made  up  of  one  continuous  roadway  that  returns  on  itself.   Off 
of  this  roadway  are  the  various  secondary  streets  which  lead  one  to 
one's  safe  enclosed  underground  parking  bay  or  private  garage  space. 
Fifthly,  that  the  proposal  to  build  a  new  Columbia  Pcint-TMass, JTK 
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transit  T  Station  be  advanced  and  that  both  the  Ashmont-Quincy  Red  Line 
trains  be  able  to  stop  at  this  new  station:  and,  furthermore,  that  new 
improved  T  Bus  service  be  instituted  to  remove  the  rather  long  waiting 
times  that  are  currently  experienced  by  Columbia  Point  residents. 

All  of  the  above  issues  (water,  topography,  and  transportation)  we 
define  as  large  scale  or  macro  scale  issues  and  all  are  essential 
for  the  overall  success  of  NEW  HARBOR  POINT.   The  next  set  of  physical 
planning  and  design  issues,  so-called  micro  scale  issues,  are  probably 
even  more  important  to  the  present  and  future  residents  of  NEW 
HARBOR  POINT.   These  include  the  following: 

Saving  existing  buildings 

Dividing  the  community  into  subneighborhoods 
Removing  of  existing  brick  exteriors 
Raising  grades  of  buildings  to  a  new  ground 

floor  level 
Placing  parking  below  grade  or  in  garages 

The  first  issue  involves  the  saving  of  existing  buildings  and 
transforming  them  into  good  functional  and  attractive  housing.   Secondly, 
the  creation  of  additional  new  housing,  as  well  as  neighborhood  retail 
shopping,  community  social  service  facilities,  and  recreational  facilities 
of  a  quality  commensurate  with  the  best  quality  housing  environments  either 
in  this  country  or  in  Europe. 

A  residential  community  of  the  size  contemplated  here,  approximately  1600 
units,  makes  it  necessary,  we  believe,  to  geographically  and  functionally 
divide  up  this  residential  community  into  small  Villages ;  each  with 
its  own  identity  and  character.  The  restructuring  of  the  roadway  network 
within  our  development  helps  to  support  this  Village  concept,  as  does 
the  introduction  of  water,  both  subjects  have  been  previously  discussed. 
One  of  the  really  fortuitous  results,  whether  by  plan  or  by  accident, 
about  the  existing  buildings  and  their  configuration  and  location  is 
that  their  existing  geometry  can  actually  be  utilized  to  permit 
excellent  views  of  Boston's  Harbor  and  skyline.   If  these  same  buildings 
would  have  run  parallel  with  Mt.  Vernon  Street  instead  of  diagonally, 
such  views  could  not  have  been  as  readily  achieved  without  more 
substantial  demolition  of  the  existing  buildings.   Also,  if  these 
buildings  were  merely  simple  rectangular  boxes,  as  is  frequently  the 
case  with  much  existing  public  housing  designed  in  the  1950 's  and 
1960 's,  such  creative  architectural  devices  as  courtyards,  and  the 
breaking  up  of  the  building's  massing  elements  and  surfaces  would 
have  been  far  more  difficult  to  achieve. 

Our  thought  was  to  capitalize  on  these  positive  aspects,  or  accidents, 
in  our  design  approach  to  the  buildings  themselves.   We  saved  completely 
or  substantially  some  16  out  of  the  27  existing  residential  buildings 
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(approximately  60%)  and  we  could  probably  save  two  more,  if  it  became 
necessary.   Of  these  16  buildings,  9  are  the  mid-rise  buildings,  which 
in  terms  of  area,  means  we  have  saved  a  substantial  amount  of  existing 
square  footage  of  building.   For  the  record,  we  did  not  save  buildings 
in  order  to  get  into  a  contest  of  how  many  buildings  one  can  save,  but 
we  did  have  as  a  goal  the  prospect  of  saving  buildings,  or  parts  of  a 
building  where  they  could  contribute  to  the  overall  quality  of  life 
without  impairing  the  overall  values  we  were,  and  are,  endeavoring 
to  achieve. 

However,  in  the  saving  of  buildings  we  are  proposing  substantive 
changes  to  their  present  appearance.   In  fact,  we  believe  that  these 
proposed  changes  will  so  transform  these  buildings  that  they  will 
be  unrecognizable  as  vestiges  of  the  existing  buildings  at  Columbia 
Point.   First,  we  are  removing  completely  the  brick  and  window 
exterior  skin  from  all  the  low-rise  and  high-rise  buildings.   Secondly, 
we  are  proposing  to  raise  the  grades  around  all  of  the  buildings, 
as  previously  discussed.   Thus  by  bringing  the  ground  up  to  within 
approximately  six  inches  to  a  foot  below  the  so-called  first  floor 
we  eliminate  the  ugly  concrete  foundation  band  that  encircles  the 
exterior  of  all  of  the  buildings  while  at  the  same  time  we  reduce 
the  overall  height  and  scale  effect  by  approximately  four  to  five  feet. 
The  grade  raising  also  makes  seeing  and  perceiving  the  Harbor  water 
surface  possible. 

Focusing,  for  example,  on  just  the  three  story  existing  low-rise 
buildings,  we  propose  to  strengthen  and  reinforce  their  present 
courtyard  shape  appearance  by  making  the  entrance  doors,  to  both 
the  lower  and  upper  duplex  vinits,  come  from  this  newly  designed, 
landscaped  and  paved  arrival  courtyard.   We  have  even  proposed  to 
call  this  subneighborhood,  withing  the  NEW  HARBOR  POINT  community. 
Courtyard  Village.   The  form  given  by  the  existing  building  shape, 
and  by  our  choice  of  window  treatment,  as  well  as  by  the  form 
shape  we  have  given  to  the  added  fourth  floor,  are  all  done 
deliberatley  to  express  a  special  and  unique  character  for  this  Village 
and  to  distinguish  it  from  the  other  Villages. 

We  have  endeavored  in  each  area  of  the  site  to  develop  Villages 
that  are  distinctive  in  character  as  well  as  expressive  of  the  kind 
and  variety  of  housing  types  we  have  created  in  NEW  HARBOR  POINT. 
The  argument  that  one  needs  different  architects  to  create  different 
looking  housing,  in  our  view,  is  fallacious.   What  is  simply  needed 
is  the  architect's  desire  and  his  understanding  that  good  environ- 
mentally sound  attractive  housing,  should  be  expressive  of  the  user's 
functional  needs  as  well  as  expressive  of  the  topography,  views,  and 
other  architectural  elements  and  constraints  that  have  always  been 
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available  to  architects  to  capitalize  on  to  distinguish  one  type  and 
character  of  housing  from  another. 

For  the  existing  low-rise  three  story  buildings  we  are  proposing  to 
add  a  pitched  roof  fourth  floor  addition  making  possible  double 
duplex  type  housing  units,  with  the  bedroom  level  of  the  upper 
duplex  in  this  added  pitched  roof  section.   Parking  for  the  housing 
units  is  both  under  the  building,  utilizing  a  portion  of  the  existing 
basement  where  the  column  spacing  permits,  as  well  as  in  additional 
basement  level  space  we  have  constructed  to  accommodate  one  covered 
parking  space  per  dwelling  unit.  Other  portions  of  the  basement  are 
devoted  to  storage,  and  where  possible,  connect  directly  to  the 
housing  unit  above  on  the  first  (or  what  we  now  call  the  ground  floor) 
so  that  this  space  can  be  captured  by  the  housing  unit  resident  for 
shop  use,  playroom,  storage,  etc.   The  housing  unit  types  themselves 
in  these  fully  changed  and  rehabilitated  buildings  are  two,  three,  four, 
and  five  bedroom  family  duplex  houses.   The  living  room,  kitchen  and 
family/dining  room  are  located  on  the  new  ground  floor  of  the  lower 
duplex  house  units,  and  on  the  third  floor  level  of  the  upper  duplex 
house  units.   The  newly  created  ground  floor  level  is  now  available 
for  direct  outdoor  garden  and  patio  use  for  the  enjoyment  of  the 
occupants  in  these  lower  duplexes,  while  for  the  upper  duplex  units 
large  useable  balconies  and  decks  are  created  for  their  activities. 

Our  proposed  treatment  for  the  seven  story  mid-rise  apartment  buildings 
is  similar  to  that  which  we  employed  on  the  three  story  low-rise 
buildings,  that  is,  we  remove  the  complete  exterior  skin,  as  well  as 
all  interior  partitioning,  elevators,  mechanical-plumbing-electrical 
systems,  etc.   For  these  mid-rise  buildings,  however,  we  have  judiciously 
constructed  some  building  added  new  building  area  width,  where 
needed,  to  make  these  existing  sound  structures  into  efficient,  well 
laid  out,  attractive,  double  loaded  corridor  elevator,  mid-rise  apart- 
ment buildings.  Parking  is  both  under  the  building,  utilizing  that 
portion  of  the  basement  where  column  spacing  permits,  as  well  as 
an  additional  basement  level  space  which  we  needed  to  construct 
to  accommodate  one  covered  parking  space  per  dwelling  unit.   The  only 
exception  to  the  one  covered  car  space  per  dwelling  unit  occurs  in 
the  Elderly  Buildings  where  one  car  space  per  four  units  is 
considered  more  than  adequate. 

Other  portions  of  the  basement  in  these  seven  story  buildings  are  used 
for  mechanical  maintenance  purposes,  with  the  balance  going  for  a 
general  secure  bulk  storage  area  for  each  apartment's  use  should  they 
so  desire  it.   The  six  mid-rise  small  family  type  apartment  buildings 
located  along  the  edges  of  the  two  water  basins  contain  one  and  two 
bedroom  apartment  units  on  the  upper  six  floors  which  are  reached  by 
elevator  from  the  ground  floor  main  entrance  elevator  lobby.   The 
majority  of  the  ground  floor  of  these  buildings  is  used  for  three 
bedroom  apartment  units  with  their  own  direct  entrance  access  from 
outside,  without  going  into  the  main  elevator  lobby.  Minimum, 
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so-called  "resident  connnunity  use  space"  is  shown  on  the  ground  floor 
of  these  buildings,  because  experience  has  shown  that  when  this  type 
of  space  is  provided  it  is  minimally  used.   A  portion  of  the  ground 
outside  of  these  three  bedroom  units  is  devoted  to  a  private  garden  and 
patio,  similar  to  that  described  for  the  low-rise  family  courtyard 
houses.   All  the  upper  floor  one  and  tvro  bedroom  units  have  large 
balconies  for  the  exclusive  use  of  the  apartment  dweller. 

The  three  elderly  mid-rise  buildings  are  located  parallel  to  Mt.  Vernon 
Street  (which  we  propose  to  call  New  Harbor  Point  Boulevard)  but  their 
pedestrian  and  parking  entrances  are  from  the  new  internal  street 
network  which  we  have  created  in  the  development.  Like  the  other 
mid-rise  apartment  buildings,  the  upper  six  floors  contain  one  and 
two  bedroom  apartment  units,  with  a  higher  proportion  of  one  bedroom 
units  than  in  the  other  small  family  mid-rise  buildings.   The  ground 
floor  of  these  elderly  buildings  have  additional  one  and  two  bedroom 
apartment  units,  which  like  the  upper  floors,  are  reached  from  the 
ground  floor  main  entrance  elevator  lobby.   A  larger  portion  of 
the  ground  floor  of  these  buildings  is  devoted  to  resident  community 
use,  because  elderly  residents  tend  to  enjoy  and  make  very  good  use 
of  this  tjrpe  of  space  when  it  is  provided. 

Our  intention  for  the  three  elderly  mid-rise  apartment  buildings 
is  to  develop  one,  which  can  serve  exclusively,  the  needs  of 
the  older  senior  citizen,  while  the  other  two  might  be  used  by 
residents  from  55  years  and  up,  who  do  not  need,  or  see  themselves, 
quite  yet,  as  senior  citizens  needing  call  buttons,  or  special 
elderly  or  handicapped  physical  apparatus  which  is  more  akin  to  the 
traditional  "Elderly  Housing  Building."  Our  proposal  also  envisions 
a  health,  jogging-walking  path  on  the  roof  of  the  New  Harbor  Point 
Shopping  Arcade,  and  continuing  across  the  covered  walkway  entrance 
plaza  to  the  roof  of  the  New  Harbor  Point  Community  Center  Building. 
This  second  level  path  links  up  the  three  elderly  buildings  with 
the  Shopping  Arcade  and  Community  Center  minimizing  the  need  for 
elderly  residents  to  have  to  travel  much  out  of  doors  in  inclement 
weather. 

The  remainder  of  the  housing  for  NEW  HARBOR  POINT  will  be  in  newly 
constructed  buildings  which  comprise  about  forty  per  cent  of  the  housing 
proposed  for  development  in  Phases  I,  II,  and  III.   As  in  our  other 
proposed  housing  in  the  existing  low  and  mid-rise  buildings,  our  new 
housing  is  also  developed  into  distinctive  Villages.   Even  the  names 
we  proposed  for  this  new  housing,  i.e.  Mews  Townhouse,  Waterfront 
and  Hillside  Townhouses,  Maisonettes,  and  the  Point  Towers  suggest 
the  different  choices  that  will  be  available  for  those  wishing  to 
make  their  home  at  NEW  HARBOR  POINT. 
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Not  only  do  we  propose  different  housing  types  such  as  in  the  Point 
Towers  which  is  primarily  for  young  marrieds  and  singles,  as  compared 
with  the  Mews  Townhouses  which  are  oriented  towards  families  with 
children.   We  have  also,  for  example,  designed  family  kinds  of  units 
with  children  such  as  in  our  Waterfront  and  Hillside  Townhouses,  yet 
their  layout,  site  treatment  and  unit  design,  as  well  as  their 
character  is  completely  different  than  that  of  our  Mews  Townhouse  family 
units. 

Both  the  Mew  Townhouses  and  the  Waterfront  and  Hillside  Townhouses 
contain  two,  three,  four,  five,  and  six  bedroom  units.   Most  of 
the  units  are  duplex  over  duplex,  but  some  of  the  larger  bedroom 
units,  the  six  bedroom  units,  for  example,  and  some  of  the  five 
bedroom  units,  as  well,  are  triplexes.   This  means  that  bedrooms  are 
on  two  upper  floors,  while  the  ground  floor  is  used  as  the  primary 
living  floor,  with  the  living  room,  kitchen  and  family/dining  room 
located  here  with  direct  access  to  a  private  yard-patio  where  gardening, 
outdoor  cooking  and  entertaining  can  take  place.   The  lower  level  and 
upper  level  duplexes  primarily  for  the  two,  three  and  four  bedroom 
units  is  similar  in  functional  description  as  that  for  the  low-rise 
courtyard  houses  previously  described. 

The  Maisonette  is  the  name  used  for  a  popular  European  type  of  housing 
that  mixes  multi-bedroom  direct  ground  access  units  with  small 
bedroom  elevator-corridor  serviced  apartment  units  on  the  upper 
floors.   Its  distinct  advantage  is  that  it  can  accommodate  both 
families  with  children,  and  small  families  or  individuals  with  no 
children  in  the  same  basic  building,  without  having  the  disadvantages 
that  this  type  of  mixing  sometimes  engenders.   We  are  proposing  two  of 
these  buildings  to  be  physically  integrated  into  the  Courtyard  and 
Mews  Townhouse  Villages.   One  could  imagine,  for  example,  some  of  the 
so-called  "extended  families"  a  family  where  the  parencs,  grandparents 
or  the  grown  up  children  want  to  live  close  by  to  each  other, 
maybe  in  the  same  building,  but  not  in  the  same  apartment  or  townhouse 
unit.   Our  Maisonettes  could  very  adequately  offer  such  a  choice. 

The  Tower  Point  apartments  are  proposed  to  be  the  tallest  buildings 
on  the  site,  sixteen  stories  in  geight,  or  twice  the  height  of  the 
existing  mid-rise  apartment  buildings.   We  believe  it  appropriate  to 
propose  two  symmetrical  building  masses  at  this  place  in  the  site  to 
mark  the  main  entrance  to  NEW  HARBOR  POINT.   It  also  happens  to  be 
the  mid  point,  of  this  approximately  2500  lineal  feet,  nearly  half  a  mile 
long,  linear  shaped  site.  Locating  the  Tower  Point  apartments  here 
also  marks  the  deepest  penetration  of  water  into  the  site,  at  the 
confluence  of  where  the  Arcade  Shopping  Center,  Community  Center,  main 
automobile  entry  gate,  and  the  T  Bus  stop  all  converge  creating 
a  pedestrian  activity  node  and  plaze  where  residents  and  visitors 
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to  NEW  HARBOR  POINT  can  meet,  and  possibly  get  to  know  one  another. 

The  housing  units  proposed  in  the  Tower  Point  apartments  are  primarily 
oriented  towards  young  marrieds,  and  singles,  although  others 
would  be  welcome  there  and  consist  of  a  mix  of  one  and  two  bedroom 
units  with  balconies  and  entrance  doors  off  of  a  single  loaded  corridor 
that  traverses  a  glass  enclosed  atrium  space.   The  idea  here,  as  well 
as  throughout  NEW  HARBOR  POINT,  is  to  maximize  the  choices  of 
housing  tjrpes  so  that  this  new  community  becomes  a  living  growing  place 
^ere  people  of  all  life  styles  can  be  housed  and  are  welcome.   NEW 
HARBOR  POINT  residents,  as  their  housing  needs  for  themselves,  or  for 
members  of  their  family  change,  housing  choices  to  accommodate  them 
are,  in  fact,  available.   The  idea  is  to  see  that  housing  choices  are 
available,  so  that  residents  who  desire  to  do  so,  can  remain  at  NEW 
HARBOR  POINT,  rather  than  be  forced  out  because  their  housing  needs 
were  not  accommodated. 

Besides  housing  we  are  proposing  three  locations  and  types  of  non- 
residential-use  buildings.   One  new  building  is  proposed  for  a  modest 
size,  approximately  45,000  square  foot  Shopping  Arcade,  to  accommodate 
the  neighborhood  shopping  and  convenience  needs  of  NEW  HARBOR  POINT 
residents,  as  well  as  others  working, for  example,  at  the  First's 
Computer  Center,  or  faculty  of  student  members  of  the  nearby  University 
of  Massachusetts,  or  visitors  to  the  famous  Kennedy  Library,  etc. 

The  other  new  building  of  approximately  25,000-30,000  square  feet 
is  to  house  the  NEW  HARBOR  POINT  Community  Center.   This  building 
comprises  a  large  multi-purpose  community  room  with  food  service 
facilities,  portable  stage  for  speakers  and  entertainers,  and  fully 
equipped  with  the  latest  audio-visual  equipment.   When  required,  this 
same  multi-purpose  room  can  be  divided  up  into  medium  and  small 
size  meeting  rooms.   This  Community  Center  building  will  also  accomodate 
the  needs  of  the  Health  Center  and  other  existing  and  proposed  social 
service  agency  functions  necessary  for  an  active,  growing,  strong 
residential  community. 

Beside  accommodating  the  uses  already  described,  this  Community  Center 
Building  will  also  be  the  location  for  the  NEW  HARBOR  POINT  Management 
Office.   This  means  that  residents  coming  to  the  Community  Center  for 
other  functions  can  also  visit  the  Management  Office  should  they  have 
the  need.   It,  also  means  that  visitors  and  prospective  new  residents 
for  NEW  HARBOR  POINT  will  be  able  to  immediately  find  the  conveniently 
located  Management  Office  whether  coming  by  car  or  by  the  T  Bus. 

The  NEW  HARBOR  POINT  Recreational  and  Entertainment  Center  will 
primarily  consist  of  a  substantially  rehabilitated  and  expanded 
Power  Plant  Building.   The  steam  generating  functions  of  this  building 
will  be  discontinued  when  the  last  Columbia  Point  residents  are  housed 
in  their  new  residential  houses  and  apartments.   The  basement  of  this 
Power  Plant  Building  will  be  rehabilitated  and  expanded  and  become  the 
new  Maintenance  Operations  Center  for  the  development. 
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The  upper  floor  of  this  former  Power  Plant  Building  and  its  expansion 
area  will  be  primarily  for  adult  and  children's  recreational  and 
entertainment  use.   Facilities  will  include  a  snack  bar,  game  room, 
a  few  small  meeting  rooms,  for  example,  where  sailing,  swimming,  life 
saving  instructions  might  take  place.   From  this  Center  sports 
equipment,  paddle  boats,  row  boats,  and  small  sail  boats  could  be 
rented.  The  adjacent  amphi-theater  could  be  used  by  residents  and 
friends  to  sit  out  and  watch  the  activities  of  the  boaters  and  the 
swimmers,  or  possibly  an  entertainer  performing  on  the  mini  stage 
set  into  the  tidal  basin.   The  existing  brick  tile  smoke  stack  will 
be  kept  and  a  sign  with  the  name  NEW  HARBOR  POINT  will  be  emblazoned 
around  all  of  its  sides.   From  here  the  jogging  and  bicycle  trails 
lead  to  other  areas  of  the  development.  This  facility  is  intended  to 
be  the  recreational  and  active  entertainment  hub  of  NEW  HARBOR  POINT. 

It  is  intended  that  the  City  of  Boston's  Department  of  Parks  and 
Recreation  Building  will  be  rehabilitated,  and  if  required  expanded, 
to  become  a  Youth  Recreation-Entertainment  Place  providing  excellent 
facilities  for  an  extensive  program  for  the  many  young  people 
residing  now,  and  in  the  future,  at  NEW  HARBOR  POINT.  The  idea  of 
this  Youth  Recreation-Entertainment  Facility,  is  to  provide  the  kinds 
of  desired  choices  for  NEW  HARBOR  POINT  residents  so  that  they  will 
stay  and  live  here  and  become  long  term  members  of  this  new  community. 

We  are  also  submitting  an  Alternative  Site  Plan  vrtiich  proposed  two 
changes.  The  first  proposed  change  is  the  elimination  of  the  remainder 
of  the  existing  three  story  low-rise  buildings  and  their  substitution 
with  new  construction  of  our  Mews  Townhouses,  or  more  than  likely, 
a  new  form  of  family  housing  we  have  yet  to  design.  The  elimination 
of  the  existing  buildings  results  in  the  creation  of  39  additional  units 
of  double  duplex  family  housing.   The  reason  for  the  increased  number 
of  residential  units  is  that  the  existing  configuration  of  low  rise 
buildings  that  we  are  dealing  with  -  while  intricate  in  shape  -  are 
more  difficult  to  layout  into  efficient,  square  footage,  family 
units,  as  we  can  do  with  new  construction.   On  the  other  hand, 
our  preference  is  to  keep  these  buildings  because  they  make  wonderful, 
large  size,  duplex  family  units,  and  their  courtyard  configuration 
is  a  particularly  nice  form  for  family  style  housing. 

The  second  proposed  change  is  the  saving  of  the  existing  seven  story 
buildings  number  3  &  18,  rather  than  eliminating  them  and  substituting 
the  twin  Tower  Point  Apartments  as  proposed.   This  would  result  in 
diminishing  the  number  of  units  in  this  two  building  complex  from 
240  units,  to  120  units.   Our  preference  is  not  to  save  these  two 
existing  seven  story  buildings,  because  we  see  the  opportunity  and 
need  to  create  a  focal  point  to  NEW  HARBOR  POINT,  and  what  better  place 
to  create  it,  than  at  the  geographical  center  of  the  development, 
and  where  the  deepest  penetration  of  water  into  the  site  occurs. 
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The  reason  we  decided  to  show  and  discuss  these  alternatives  is  that 
it  dramatically  points  out  the  need  for  a  dialogue  planning  and 
design  process  that  is  so  essential  to  a  development  of  this  complexity 
and  scope.  We  recognize  that  such  a  process  will  be  a  part  of  the 
next  stage  when  a  Development  Team  is  Tentatively  Designated,  by 
the  three  selection  parties.   Needless  to  say,  we,  of  course,  would 
look  forward  to  participating  in  such  an  important  and  meaningful 
process. 

In  conclusion  to  the  written  section  of  this  proposal  a  few  comments, 
we  believe,  are  in  order.   Our  graphic  drawing,  and  model  material 
depicts  visually  our  approach,  grasp  and  ideas  towards  housing 
at  Revitalized  Columbia  Point  and  this  written  descriptive  material 
is  our  attempt  to  encapsulate  in  words  some  of  the  thoughts,  ideas, 
meanings,  possibilities  and  nuances,  that  we  believe  in,  for  the  better 
life  at  NEW  HARBOR  POINT. 

The  revitalization  of  Columbia  Point  is  clearly  a  herculean  challenge, 
but  one  critically  essential  to  Boston's  future  well  being.   It  is  a 
challenge  that  can  be  met,  and  accomplished,  and  would  be  a  tribute 
to  those  Columbia  Point  residents,  of  long  standing,  who  have  endured 
these  many  long  years,  living  on  hope  for  a  brighter  day.  We  owe  it 
to  them,  and  the  the  future  generations  of  NEW  HARBOR  POINT  residents 
to  create  a  lasting  and  meaningful  symbol  of  the  promise  that  is 
within  us  all. 
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COLUMBIA  ASSOOATES 


A  JOINT  VENTURE 

FOR  THE  REVITALIZATIONOF 

COLUMBIA  POINT  PENINSULA 


Staging  Plan 

Columbia  Associates'  development  team  has  carefully  coordinated  its 
staging  plan  to  accomplish  the  following  objectives: 

1)  Achieve  economic  and  racial  integration  in  the  new  community  at 
all  stages. 

2)  Minimize  inconveniences  to  current  residents  by  keeping  the  number 
of  temporary  moves  to  a  minimum. 

3)  Construct  the  new  community  in  a  logical  sequence  but  with  a  variety 
of  housing  choices  available  in  each  phase. 

4)  Create  a  balance  between  the  critical  mass  necessary  to  transform 
the  site  while  not  overreaching  market  absorption. 

We  have  proposed  three  preliminary  phases  of  construction/relocation  on  the 
5CH;  acre  site  currently  under  BHA/City  control;  a  fourth  phase  (the  pump 
house  site)  is  not  specifically  scheduled  or  programmed.  Each  proposed 
phase  is  premised  on  an  18  to  2A  month  construction  period  plus  additional 
time  thereafter  for  rentup.  At  an  estimated  absorption  rate  of  30  units 
per  month  (not  counting  current  residents  to  be  relocated) ,  each  phase 
should  be  sufficiently  programmed  within  the  30  month  time  table  (as  below) 
to  warrant  starting  the  next  phase.  However,  a  more  pessimistic  and  a 
more  optimistic  schedule  is  also  included  as  an  indication  of  the  effects  of 
construction  delays  and/or  rentup  resistance  (or  vice  versa) : 

Staging  Schedule  (months) 


Phase 

Units 

Proposed 

Pessimistic 

9Z 

tiraistic 

Planning 

- 

12 

18 

9 

Phase  I 

545 

30 

40 

20 

Phase  II 

738 

30 

40 

20 

Phase  III 

304 

30 

40 

20 

Subtotal 

1,587 

102 

138 

69 

Phase  IV 

300 

Total 

1,887 

Each  phase  is  in  fact  divided  into  two  sub-phases  of  about  15  months  each. 
These  sub-phases  also  serve  to  create  more  relocation  options  and  to  better 
maintain  the  market  mix.  This  approach  allows  a  relatively  continuous  con- 
struction process  throughout  the  7*5  year  period  as  well  as  a  marketing  and 
rentup  program  with  only  short  periods  of  inactivity. 
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Parcels  would  be  acquired  from  the  BHA  by  sub-phase  in  order  to  maintain 
current  public  housing  operating  subsidies  until  current  residents  are 
relocated.   Generally  such  transfers  of  parcels  would  occur  as  part  of  a 
construction  loan  closing  at  which  point  we  would  have  all  approvals 
necessary  to  immediately  start  construction  of  the  next  phase.   Interim 
management  for  the  BHA  will  continue  up  until  relocation  is  complete  for 
a  given  phase.   Upon  completion  of  construction  for  that  phase,  the  per- 
manent management  plan  will  take  effect. 

Included  as  appendices  to  this  section  are  schedules  which  detail  the 
housing  and  related  facilities  being  developed  in  each  phase.  Also  in- 
cluded are  site  plan  diagrams  which  visually  illustrate  the  progression 
from  Columbia  Point  to  New  Harbor  Poiat.  In  summary,  the  housing  developed 
by  phase  is  as  follows: 


Const. 

Total 
Units 

Bedroom 

Mix 

Phase 

1  BR 

2  BR 

3  BR 

4  BR 

5  BR 

6  BR 

I  A 

374 

149 

98 

76 

45 

4 

2 

6 

171 

113 

52 

6 

II  A 

586 

198 

272 

78 

24 

12 

2 

B 

152 

88 

20 

20 

22 

2 

IIIA 

186 

18 

36 

96 

16 

18 

2 

B 

118 

18 

44 

32 

16 

_6 

2 

Total      1,587      584    522    308    123     42      8 

This  bedroom  mix  accommodates  known  relocation  requirements  and  otherwise 
satisfies  guidelines  established  in  the  kit.  However,  we  fully  expect  that 
adjustments  to  this  mix  may  have  to  be  made  in  response  to  the  results  of  the 
relocation  survey  to  be  prepared  by  Madge  DiNitto  Associates.   Furthermore, 
an  extensive  market  survey  will  also  be  commissioned  to  determine  what 
housing  types  and  bedroom  sizes  are  in  demand  for  various  income  groups. 
On  the  basis  of  these  two  surveys,  our  housing  mix  may  be  adjusted,  but  we 
are  confident  our  designs  and  staging  plan  provide  considerable  flexibility 
to  achieve  the  right  mix. 

The  initial  marketing  campaign  to  introduce  New  Harbor  Point  will  start  as 
soon  as  there  is  sufficient  "critical  mass"  of  activity  to  prove  a  trans- 
formation is  in  progress.  This  campaign  will  be  intensive  in  its  approach 
to  establishing  a  positive  image  for  this  new  neighborhood  on  the  peninsula. 
Marketing  efforts  thereafter  will  commence  about  three  months  before  the 
next  sub-phase  is  scheduled  for  completion.  Current  residents  relocating 
on  the  site  will  be  moved  into  their  permanent  new  homes  gradually  as 
moderate  and  market  residents  take  up  residence. 
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The  staging  plan  as  it  relates  to  relocation  carefully  maintains  the 
economic  and  racial  mix  that  is  such  a  key  factor  in  the  ultimate  success 
of  the  development.   Housing  is  allocated  proportionately  between  each 
income  group  in  each  phase  not  only  as  an  overall  mix,  but  by  building 
type.   (However,  a  specific  bedroom  size  may  serve  one  income  group  pro- 
vided such  units  are  generally  dispersed  within  a  cluster  of  buildings.) 
In  other  words,  the  plan  is  such  that  a  proper  economic  and  racial  in- 
tegration is  maintained  in  the  midrises  and  the  townhouses  as  a  separate 
matter  with  a  given  phase.   This  sensitivity  is  important  to  avoid  creating 
confers  of  the  community  which  become  all  rich  or  poor,  or  all  black  or 
white.   The  only  exception  to  this  approach  is  with  the  Tower  Building 
(which  is  likely  to  be  predominantly  market)  and  the  Elderly  Midrises 
(which  may  tend  towards  low  and  moderate  income) . 

The  staging  plan  is  also  a  success  in  terms  of  minimizing  temporary  relo- 
cation on  the  site.   Included  as  an  appendix  to  this  section  is  the 
Relocation  Plan  prepared  by  Madge  DiNitto  Associates.   Only  58  persons 
are  asked  to  move  twice;  all  the  other  residents  move  just  once  from 
their  current  home  to  their  new  permanent  home.  And  of  the  58  multiple 
moves,  only  13  of  these  households  absolutely  have  to  move  because  of 
construction  work  scheduled.  The  other  45  households  are  being  moved 
to  consolidate  occupancy  in  the  better  buildings  on  the  site  and  to 
vacate  two  groups  of  the  worst  buildings.  Since  all  such  temporary 
moves  are  into  partially  occupied  buildings  or  recently  occupied  buildings, 
the  fix-up  costs  should  be  minimal.  On  this  assumption,  we  have  budgeted 
only  $500,000  to  make  these  temporary  improvements  but  this  estimate  may 
have  to  be  revised  after  detailed  work  writeups  are  completed. 


Columbia  Associates  is  pleased  with  the  success  of  its  staging  plan.  The 
extra  effort  invested  now — to  coordinate  the  design,  construction,  relocation 
and  marketing  components  of  the  plan — avoids  false  starts  in  the  future. 
As  further  documentation  of  our  plan,  included  as  appendices  to  this  section 
are  the  following: 


Construction  and  Relocation  Staging  Schedule 

Site  Diagrams  (including  relocation,  construction, 
and  demolition  stages) 

Relocation  Plan 
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)lunibia  Peninsula 

)iistruction  &  Relocating   Phasing 

ibruary  22,    1983 


Relocation 

Constr 

uction 

Housing 
Type 

Bedroom  Mix 

lase  Units 

Phase 

Units 

1  BR 

2  BR 

3  BR 

4  BR 

5  BR 

6  BR 

U     58 

Family 

(  4) 

(  27) 

(  19) 

(   7) 

(   1) 

lA 

99 
160 
115 

Elderly 

Midrises 

Townhouses 

80 
69 

19 

75 

4 

16 
60 

Ai 

4 

2 

374 

Total 

149 

98 

76 

45 

4 

2 

IB     38 

Elderly 

(  30) 

(  8) 

IB 

99 

72 

Elderly 
Midrises 

80 
33 

19 
33 

6 

171 

Total 

113 

52 

6 

EIA    36 

Family 

(  36) 

IIA 

240 

256 

90 

Tower  Apts. 

Midrises 

Townhouses 

90 
108 

150 

120 

2 

28 
50 

24 

12 

2 

586 

Total 

198 

272 

78 

24 

12 

2 

[IB    107 

Family 

(  17) 

(  78) 

(  12) 

IIB 

108 

44 

Elderly 
Courtyards 

88 

20 

20 

22 

2 

152 

Total 

88 

20 

20 

22 

2 

IIA    99 

Family 

(  4) 

(  32) 

(  19) 

(  43) 

(   1) 

IIIA 

46 
84 
56 

Maisonettes 

Courtyards 

Townhouses 

18 

20 
12 
__4 

56 
40 

8 
8 

8 
1£ 

2 

186 

Total 

18 

36 

96 

16 

18 

2 

IIB    72 

Family 

(  60) 

(  12) 

IIIB 

60 
32 
26 

Maisonettes 

Courtyards 

Townhouses 

18 

34 

8 

_2 

14 
li 

8 

6 

_1 

4 
2 

2 

118 

Total 

18 

44 

32 

16 

6 

2 

OTAL   352 

All  Types 

(  34) 

(  57) 

(157) 

(  79) 

(  24) 

(   1) 

TOTAL 

1,587 

All  Types 

584 

522 

308 

123 

42 
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umbia  Peninsula 
ocation  Staging 
ruary  22,  1983 

ocation 
base 

Bldg. 
No. 

No.  of 
Units 

No.  of 
People 

Bedroom 
Size 

Relocation 
Destination 

lA* 

#20 
#20 
#18 
#18 
#18 
#10 
#10 

Total 

6 
7 

7 

17 

1 
19 

1 

58 

30 
21 
21 
51 

5 
76 

7 

211 

4 

1&2 

2 

2 

4- 
3 
6  ' 

Bldg.  #6  (4BR) 
Bldg.  //25  (2BR) 
Bldg.  #25  (2BR) 
Bldg.  #13  (3BR) 
Bldg.  #6  (4BR) 
Bldg.  #6  (4BR) 
Bldg.  #6  (6BR) 

IB 

#27 

38 

38 

1&2 

Elderly  Midrise 

lA 

H 

36 

180 

4' 

New  Townhouse s 

IB 

#13 
#13 

#16 

Total 

17 
66 
24 

107 

51 
264 
144 

459 

2 

3  ' 
3&5 

)  New  Townhouses  or 

)   Rehab.  Midrises 

New  Townhouses 

IIA 

#6 
#6 
#6 
#9 
#25 

Total 

19 

7 

1 

36 

36 

99 

76 

35 

7 

180 

108 

406 

3- 
4 
6 

4" 
1&2 

New  or  Rehab.  Townhouses 
New  or  Rehab.  Townhouses 
New  Townhouses 
New  Townhouses 
Rehab.  Midrises 

IIB 

#14 
#15 
#19 

Total 

24 
24 
24 

J2 

96 

96 

120 

312 

3' 

3  ' 
3&5 

)  New  or  Rehab.  Townhouses 
)   or  Rehab.  Midrises 
New  or  Rehab.  Townhouses 

■■aI   Relocation 

410 

1,606 

:al  Household 

352 

1,395 

:i*:  The  Phase  lA  relocation  is  the  only  phase  involving  two  moves,  the  fi^^^^^J" 

improved  existing  buildings.   All  subsequent  relocation  phases  involve  a  single 
move  into  new  or  rehabbed  housing  on  the  site. 


DGE    DiNrrrO     associates  hous.ng  relocation 

AND     MARKETING    CONSUUANIS 
3RSTATK3N 

391 
TON.  MA  02C3 

782-0522 

COLUMBIA   POINT   RELOCATION   PROPOSAL 

I.  INTRODUCTION 

MADGE  DiNITTO  ASSOCIATES,    a  private   relocation  firm,    has 
been  in  business   for  fourteen  years.      The   principal   of  the   firm. 
Madge   DiNitto,    is   a   social  worker   by  profession,    and  the   firms' 
reputation  and  success   is   based  on  dealing  with  the   tenant  as  a 
"whole"   person  not    just   as   a  relocation  issue.      MDA  in  the   past 
years   has   had  extensive   experience   in  the   team  approach  to -re- 
habilitating public   housing.      MDA  were    the  relocation  agents   for 
the    America  Park-King's  Lynne   Project   in  Lynn;      the   Chestnut- 
Memorial  Park  Project   in  Lynn;      and  are   presently  working  on  the 
Commonwealth    (Fidelis  Way)    Project   in  Brighton. 

II.  COLUMBIA   POINT   PROJECTED  RELOCATION  PHASING  PLAPJ 

COLUMBIA   ASSOCIATES,    as   designated   developers   of   Columbia 
Point,    propose    to  rehabilitate   Columbia  Point   in  three   major 
construction  phases;      each  phase    having  two  sub-phases.      All 
tenants   living  at   Columbia  Point    (meeting  conditions   set  forth 
in  the    Columbia  Point  Resident  Rehousing  Agreement)   who  wish  to 
do  so   can  continue   to  live    at  Columbia  Point   in  a  new  or  reno- 
vated unit.      The    following  phasing  plan,   minimizing  hardship, 
reduces    overall  relocation  cost  and  limits   the   numbers   of  moves. 

Therefore,    Phase    I   relocation,    in  order  for   construction  to 
commence   would  require    (and  recommend)    58   temporary  on-site   moves; 
^   -   IBR,    27   -   2BR,    19   -    3BR,    7   -  ^BR   and  1    -   6BR  units.      The    58 
occupied  family  units  would  be   relocated   to  repaired   on-site 
units   as   follows: 


Present 
Building;  # 

#  Units 

Bedroom 
Size 

#20 

6 

4 

#20 

7 

1  &  2 

#18 

7 

2 

#18 

17 

2 

#18 

1 

4 

#10   . 

19 

3 

#10 

_1 

6 

Total 

58 

COLUMBIA   POINT   RELOCATION    PROPOS/O.  papv    9 
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New 

Temporary  Unit 

Bldg.  #6  (4BR) 

Bldg.  #25  (2BR)   . 

Bldg.  #25  (2BR) 

Bldg.  #13  (3BR) 

Bldg.  #6  (4BR) 

Bldg.  #6  (4BR) 

Bldg.  #6  (6BR) 

In  some    cases   the    above   moves   are   not   absolutely  necessary 
to    commence    construction,    but   are   recommended   because    the    occu- 
pied units   need  extensive   repairs   in  order   for   tenants   to   con- 
tinue   to   occupy  them  until   their   new  units   are   ready.      All   on- 
site   units  utilized  for   temporary  relocation  will   be   repaired 
and  painted  prior   to   the   tenants'    move,    as  well  as   inspected   by 
relocation.      The   repair  work  will   be    done    by  Columbia  Point  resi- 
dents  trained   by  John  Cruz  Construction  Co.,    Inc.      All  moves 
including  packing  etc.    will   be    coordinated  with  the   relocation 
agents.      Great   sensitivity  and   care   will   be   given  to  minimizing 
hardship  during  these   moves,    especially  with  the   elderly.      The 
on-site   relocation  would   continue    to  assure   as  viable   a  site   as 
exists      at  present   and   enable   the    tenants   to   continue    to  remain 
part    of  the    community.      It  will   allow  tenants    on-going  access   to 
the    Task  Force,    tenant  body,    as  well   as   the   social  and   health 
services   that   are   available   at  Columbia  Point.      It  will   also 
enable    the    development   staff  and   other   team  members   to   continue 
to   plan  and  work  with   the   4;enants.      The    temporary  moves  required 
in  Phase    I   should  take    approximately  two  months  provided  the 
units   are   ready  for   occupancy.      All  related  relocation  costs 
(moving,    telephone   move)   will  be   reimbursed  to  the    tenants.      (See 
temporary  relocation  benefits).      Tenants  relocated   in  Phase    I 
will  remain  in  temporary  units   a  minimum  of  two  years. 

All  relocation  now,    will   be   permanent  relocation  into   com- 
pletely rehabilitated   or  newly   constructed  units.      At   the   end   of 
Phase    I   construction  it   is   proposed  that  appraximately  489  new 
and  rehabilitated  units  will   be    complete.      Of  this   total.    l8l 
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current   residents   will    be    relocated   into    these    units   as   follows: 
Present  Bedroom        New 

Building  #        #   Units        Size  Permanent   Unit 

#27  38  1    &   2  Elderly  Midrise 

#^  36  4  New   Townhouse s 

#13  17-  2  New  Townhouses   or  Rehab.    Midrises 

#13  66  3  New   Townhouses   or  Rehab.    Midrises 

#16        .  24  3   &   3  New   Townhouses 

Total  181 

Relocation  will   assist   with   these   moves   including  all   appropriate 
rental   forms,    moving  arrangements   and  all   permanent  relocation 
benefit    claims.      The   relocation  timing    (moving   181    households 
into  new  units)    for  Phase    II    should  be    staged   over  approximately  a   - 
five    to   six  month  period. 

At  the   end   of  Phase    II    construction  the    balance ,    approximately 
171    tenants,    will   be    able    to   be   relocated   into  new   or   newly  reno- 
vated units.      As   in  the   previous   phase, units  will  range    in  size 
from  IBR   -   6BR   to   complement   the   needs   of   the  relocatees. 

Present  Bedroom       New 

Building  #        #   Units        Size  Permanent   Unit 

#6  19  3  New   or  Rehab.    Townhouses 

#6  74  New   or  Rehab.    Townhouses 

#6  16  New   Townhouse 

#9  36  4  New   Townhouses 

#25  36  1   &  2  Rehab.    Midrises 

#14  24  3  New   or  Rehab.    Townhouses 

or  Rehab.    Midrises 

#15  24  3  New   or  Rehab.    Townhouses 

or  Rehab.    Midrises 

.#19  24  3   &   5  New   or  Rehab.    Townhouses 

Total  171 

As   in  the    other   phases    of  relocation,    the   relocation  agents  will 
assist   in  every  phase    of  the   reentry  process.      This   Phase    III, 
requiring  at   least   171   moves,    will    take    approximately  five    to  six 
months.      Throughout   the   entire   process,    relocation  will   plan  and 
coordinate    all  relocation  activity  with  the    needs   and   desires   of 
the   entire    team   (tenants,    construction,    manage;De nt )  .      In  all   phases 
it  will   be    important   to  empty   and   occupy  units   and  buildings   in  a 
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timely  fashion  so   as   not   to   leave    tenants   alone    in  buildings   as 
well   as   the    other   considerations   needed  to  keep  construction 
schedules   and   deadlines. 

III.  CONFORMANCE  TO  RELOCATION  LAW 

Relocation  will  conform  with  Public  Law  91-646  (Uniform 
Relocation  and  Real  Property  Act  of  1970)  42USC  460  and  the 
rules  and  regulations  of  the  Department  of  Housing  and  Urban 
Development  (HUD)  as  well  as  the  State  Relocation  Act,  MGL  79A, 
if  applicable  and  any  additional  benefits  (relocation)  which 
may  be  agreed  to  among  the  parties  and  approved  by  HUD.  All 
benefits  will  be  discussed  and  reviewed  with  the  Columbia  Point 
Community  Task  Force.   A  Notice  of  Displacement  and  a  descrip- 
tion of  relocation  assistance  and  benefits  will  be  sent  to  every 
eligible  tenant  at  Columbia  Point.   Once  the  tenants  have  re- 
ceived this  package,  relocation  will  meet  with  tenants,  perhaps 
by  building  to  keep  groups  small,  to  answer  questions  and  ex- 
plain relocation. 

IV.  RELOCATION  SURVEY 

In  order  to  effect  an  accvirate  Relocation  Plan  as  required 
by  HUD/BRA/BHA/Columbia  Point  Tenant  Task  Force,  MDA  will  re- 
commend a  survey  be  undertaken  by  MDA  immediately  upon  designa- 
tion.  A  home  visit  by  a  staff  person  to  every  household  will 
be  undertaken  in  order  to  help  MDA  finalize  an  accurate  Reloca- 
tion Plan  (including  the  joint  households)  and  finalize  the 
Relocation  Budget.  (See  sample  survey.)   This  survey  not  only 
helps  MDA  complete  a  more  accurate  plan  and  budget  than  we  are 
able  to  do  in  this  proposal  but  it  is  an  important  tool  in  up- 
dating relocation  information  and  a  very  important  and  necessary 
first  step  in  the  relocation  process.   It  enables  tenants  to 
begin  to  know  the  relocation  staff,  have  questions  answered 
about  relocation  plans,  options  and  benefits.   MDA  would  propose, 
in  addition  to  its  own  staff,  to  hire  the  relocation  staff  that 
presently  works  at  Columbia  Point  as  well  as  additional  tenants 
to  work  on  this  survey.   Hopefully  one  or  two  'of  the  survey  staff 
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would   then  be    retained   to  work  with   the    on-going  relocation 
process . 

V.  PERMANENT  RELOCATION 

As  mentioned  before,  all  tenants  residing  at  Columbia 
Point  who  wish  to  are  eligible  to  receive  a  Resident  Rehousing 
Agreement  and  continue  to  live  at  Columbia  Point.   If  a  tenant 
chooses  to' not  receive  this  guarantee,  he/she  will  still  be 
able  to  receive  the  relocation  benefits  and  relocation  assist- 
ance.  (See  permanent  relocation  benefits.)   It  is  reported 
that  this  will  be  very  few  tenants;   the  survey  should  give  a 
more  accurate  indication  of  how  many  tenants  might  choose  not 
to  remain  at  Columbia  Point.   Benefits  for  permanent  relocatees 
would  include  moving  costs  and  a  rent  differential  payment 
(Replacement  Housing  Payment)  of  up  to  $4,000.00.   This  payment 
is  intended  to  meet  any  increase  in  rent  between^what  one  cur- 
rently pays  and  the  cost  of  new  ^housing.   (Tenants  moving  into 
subsidy  housing  like  Section  8  or  other~  BHA  developments  are 
not  eligible.)   This  payment  can  also  be  utilized  for  tenants 
who  might  want  to  purchase. 

VI.  RELOCATION  OFFICE 

MDA  would  set  up  an  on-site  relocation  office  accessible  • 
to  all  tenants.   It  would  be  staffed  with  a  Relocation  Director 
and  1-2  relocation  workers,  including  a  worker  who  speaks  Spanish. 
Individual  tenant  records  will  be  kept  which  will  include  all 
important  household  data  as  well  as  the  relocation  benefits  paid 
to  each  tenant.   A  system  for  recording  and  disbursing  reloca- 
tion benefits  will  be  developed.   Relocation  assistance  will 
be  provided  by  staff  and  will  include  but  not  be  limited  to 
help  in  understanding  the  relocation  benefits  as  they  apply 
to  each  relocatee ,  assistance  in  filing  claims,  assistance  with 
any  other  question  or  problem  regarding  relocation  in  order  to 
minimize  hardship.   In  addition,  MDA  would  coordinate  assistance 
and  any  referrals  with  all  the  existing  social  and  health  ser- 
vices presently  functioning  at  Columbia  Point.'  MDA  would  continue 
to  work  very  closely  with  these  agencies  and  the  Columbia  Point 
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Community  Task  Force.  This  coordination  cannot  be  emphasized 
enough  as  it  is  the  key  to  the  success  of  this  enormous  revi- 
talization  plan. 

VII.   PROPOSED  RELOCATION  BENEFITS 

(A)  Temporary  Relocation  -  Tenants  can  choose  from  two  options: 

1.  Fixed  and  Dislocation  -  A  $400  dislocation  allowance 
plus  a  fixed  payment  (see  schedule  below)  would  be  paid  to 
tenants  who  moved  themselves  temporarily.   The  schedule  is 
based  on  the  number  of  rooms  tenant  presently  (original  unit) 
occupies.   Room  count  does  not  include  bathrooms  or  hallways. 

1  room  $60         4  rooms  $190 

2  rooms  $130        5  rooms  $225 

3  rooms  $150       6  rooms  $250 
OR 

2.  A  licensed,  bonded  mover  chosen  by  tenant  or  relocation 
(moving  bill  can  include  the  cost  of  boxes  and/or  packing)  . 
Relocation  reimburses  the  mover  directly. 

In  addition,  tenant  will  be  reimbursed,  upon  receipt  by 
relocation,  of  phone  bill  for  the  cost  of  moving  phone  (one  jack, 
one  wiring).   Tenant  would  pay  additional  jacks  or  wiring. 
Approximate  cost  for  this  phone  move  is  $60.00 

(B)  Permanent  Relocation  -  Tenants  can  choose  from  two  options: 

1.  Fixed  and  Dislocation  -  A  $200  dislocation  allowance 
plus  a  fixed  payment  (see  schediile  above)  would  be  paid  to 
tenants  who  permanently  moved  themselves. 

OR 

2.  Same  as  above.   Tenant  or  relocation  chooses  mover  and 
mover  is  reimbursed  directly  by  relocation. 

NOTE:   ALL  TENANTS  WILL  RECEIVE  PERMANENT  RELOCATION  BENEFITS. 
ONLY  TENANTS  WHO  MAKE  A  TEMPORARY  MO\'E  WILL  RECEIVE  THE  TEMPORARY 
BENEFITS. 

3.  Phone  move  -  All  tenants  making  a  permanent  move  receive 
phone  move  benefits,  as  outlined  above. 

4.  Replacement  Housing  Payment  (RHP)  -  Tenants  may  be  elig- 
ible to  receive  this  payment  if  they  choose  NOT  to  remain  resi- 
dents at  Columbia  Point.   This  payment  is  described  in  Section  V. 


DGE    DiNnrO    ASSOCIATES 

A^C     MA»<ET1NG    COeULIANTS 

»  swnoN 

3     301 

liON,  MA.  02123  COLUMBIA   POINT   RELOCATION    PROPOSAL  PAGE    7 

1782-0522  ' 

VIII.      ESTIMATED  RELOCATION   BUDGET 

This   is   an  estimated  budget,      it   cannot  be   finalized  until   MDA 

has   a  better  understanding   of  the   tenant  relocation  needs   and 

desires. 

Temporary  Relocation 

58  Moves  @  $580/move  ^      33  ^2io 

58  Phone  Moves  @  .$6o  o  ^^^^ 

(DOES   NOT   INCLUDE   COST   OF  REPAIRS  TO   TEMP.    UNITS)  37,12  0 
Permanent  Relocation 

352  Moves  @  $450/move  ''^7ff>ir              '  158,400 

352   Phone   Moves  @  %(:>S  '       "'^o //fi  22,880 

/»"/.'  ' 

i  181,280 

Contingency   (Maximum) 

Represents  estimate    of  additional  relocation 
expenses  related  to  Replacement   Housing  Payments 
(RHP)    to   tenants   choosing  to  move   permanently 
away  from  Columbia  Point.  2  00,000 

Survey 

Preparation  of  Plan  and  Budget 

6   Interviewers,    6   to   10  weeks  P- 

Relocation  Office    On-site  19,360-   l»  ^''•"' 

'^On-going  Relocation  Staff 

2i-3  staff  58,000 

28%  Overhead  16,2^0 

74, 2^1+0 
Office   Expenses  6,000 

TOTAL   RELOCATION   BUDGET:  %      518,000 

*Administrative   for   one   year. 


V^        INFORiyiATION    IS    TO   BE   USED    TO    ASSESS    INDIVIDUAL  AND 

'  ■    developiv2:nt  needs 


;A^■E: 
address  : 

iPT.    #: 
-HONE: 


TOTAL   NO.     RGOIvlS:. 
PRESENT   NO.    BR:__ 

BASIC    RENT:         

UTILITIES: 


F.AJ.:iLY   COr.'.FGS  :  TI 0?; 

latio 

lead    of   household 


^Y:^'_     _r.elationshir   to   neac  Late    of   birth        Se:-:  -.r^'nr,--    ^  Cr 


CT^.L   NLT.-.BEK    C?   ADULT..: .'  TOTAL   NUI.:EER    Cf    CHILDRErL 

IAD   CF   HGUSIHCLD:    Source    of   Ir.ccr.e :  ^r,'~-    "■ 

Employed   ty: 


Hov.'  Long   there' 


Gross  Income  Head  of  Household:   Monthly Annual 

THER  HOUSEHOLD  MEMBERS:  Source  of  Income: AI.:T:$_ 

Employed  by:^ 


Gross 'Income  of  OtherMembers  :   -Monthly Annual 

OTAL  income  OF  HOUSEHOLD:  $ 

ist  assests(such  as  Savings  Accounts,  cash,  stocks,  real  property) 


xcessive  Medical  or  unusual  expenses: 


ENGTH  OF  TENANCY: 


ACE:  (Please  note  that  completing  this  section  i&  optional.  The  information 
will  only  be  used  for  our  Fair  Housing  Program) 

American  Indian  , Black Oriental Sp.  Am. White 

Other_ (specify) . 


{jn 


k 


Interview  Date 
Description  of  existing  unit: 


Do  you  expect  a  change  in  your  family  composition? 


Are  You  willing  to  accept  a  temporary  move? 
Preferences  ;  (on-site,  off-site) ' 


^Ihat  would  you  like  to  see  happen  to  the  neighborhood/project; 


Jhat  have  you  heard  about  the  plans  for  redevelopment? -^^(^  o. 


'erraanent  Housing  Preferences  :___ ^ i^oca^-^ 

—      .       . ^Jch^i 


OMMENTS:    (Disabilities,    'special  needs,    etc.):  &^  ^urt,  0^^ 'k^  l^^^^^d^ 


iT/\LUuli^ 


PPARENTLY  ELifJIBLE  FORj^ \ Very  Low  Income  Subsidy 

_____^ Low  Income  Subsidy 

Market  Rent  Unit 


-n 

z 
> 
z 
o 

> 
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Financial  Flan 

The  redevelopment  of  Columbia  Foint  is  a  very  costly  undertaking  which 
requires  a  substantial  commitment  of  public  and  private  resources.   The 
total  development  costs  for  replanning  the  site,  rehabilitating  the  existing 
structures,  constructing  new  housing,  and  otherwise  creating  a  new  neigh- 
borhood on  the  peninsula  equal  $149.5  million  in  1983  dollars  (or  $186.0 
million  when  phased  over  time)  .   This  level  of  cost  would  be  at  the  margin 
of  what  the  market  could  absorb  given  resulting  economic  rents  approaching 
$1,000  per  month  on  the  average.   Adding  the  objective  of  serving  low, 
moderate  and  upper  income  households,  the  financial  plan  requires  some 
creative  alchemy  to  achieve  a  mixed  income  occupancy. 

However,  before  describing  the  financial  plan,  it  is  first  useful  to 
summarize  the  proforma  development  and  operating  cost  assumptions  for 
the  1587  units  of  rental  housing  proposed  under  our  plan: 

1)  Construction  Costs  -  Cost  estimates  range  from  approximately  $50.00  per 
gross  square  foot  to  rehabilitate  the  midrise  buildings  to  over  $60.00 
per  gross  square  foot  for  new  construction.  Average  per  unit  construction 
costs  range  from  $47,000  for  elderly  apartments  to  $80,000  for  some  town- 
house  clusters.  These  are  1983  costs  before  inflation  for  future  phases 
and  are  based  on  comparables  adjusted  for  this  development.  These  estimates 
include  all  normal  costs  for  demolition,  site  work,  utilities,  and  parking; 
excluded  are  extraordinary  site  Improvements  unique  to  this  development  such 
as  the  ponds,  demolition  of  entire  buildings,  etc. 

These  construction  costs  are  high.   The  gross  square  foot  cost  is 
perhaps  10%  higher  than  comparables,  but  this  difference  is  easily 
explained:  more  extensive  building  preparation  for  the  rehabs,  in- 
cluding stripping  the  buildings  to  their  bare  bones;  more  expensive 
foundations  for  the  new  construction  given  poor  subsoil;  and  generally 
more  elaborate  site  improvements  and  parking  accommodations.  The  per 
unit  costs  appear  20%  high  by  comparison,  but  this  discrepancy  is  directly 
due  to  the  heavy  mix  of  large  family  units. 

Further  details  on  construction  costs  by  unit  type  are  included  in  the 
appendices  to  this  section. 

2)  Operating  Costs  -  In  1983  dollars,  the  per  unit  cost  for  operating  expenses 
and  real  estate  taxes  average  about  $2,600,  This  estimate  assumes  that 
all  apartments  and  townhouses  have  individually  metered  utilities  so 

that  the  costs  for  heat,  hot  water  and  electricity  are  not  reflected  ^ 
in  this  budget;  such  utilities,  if  included,  are  estimated  to  add  S900 
per  unit  per  annum  to  the  average  costs.   Real  estate  taxes  of  $600,000 
are  Included  assuming  C.121-A  treatment  and  based  on  estimates  contained 
in  the  UDAG  submission.  This  tax  number  is  low  by  normal  standards  and 
will  gradually  be  increased  by  as  much  as  2.5  times  in  1983  dollars  in 
later  years  upon  stabilized  occupancy.   If  this  was  reflected  in  the 
Initial  budget  it  would  add  $500  per  unit  annually  to  the  operating 
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budget.   Finally,  the  replacement  reserves  estimate  included  in  the 
budget  is  perhaps  low  by  $100  per  unit  annually;  the  lower  budget 
figure  was  used  assuming  at  least  partial  conversion  to  condominiums 
and/or  cooperatives  in  10-15  years  after  completion. 

3)  Non-Housing  -  The  community,  recreational,  and  commercial  structures 
to  be  built  or  rehabilitated  are  budgeted  at  $55  per  square  foot 
average  (1983  dollars).   In  addition  to  structures,  the  following 
allowances  have  been  established  for  non-housing  construction: 

Pond  Construction  $  1,300,000 

Recreational  Facilities  $   750,000 

Beach  Front  Easement  $  4,750,000 
(by  MDC) 

All  other  site  costs,  utilities,  etc.,  are  included  within  the  housing 
construction  budgets. 

As  to  operations,  the  community  facilities  are  assumed  to  pay  no  rent 
but  are  responsible  for  covering  their  share  of  all  related  operating 
expenses.   The  commercial  space  will  pay  a  rent  based  on  a  net-net 
lease;  initially,  these  rents  are  assumed  low  to  attract  stores  to  the 
peninsula  before  the  housing  is  completed. 

4)  Acquisition  Costs  -  While  the  site  has  tremendous  potential,  it  also  has 
its  liabilities.   These  include  inefficient  and  expensive  buildings  to 
rehabilitate  as  well  as  poor  subsoil  conditions  for  new  construction. 
Therefore,  we  cannot  offer  anywhere  near  the  $12.9  million  in  indebtedness 
owing  by  the  BHA  on  this  property.   However,  we  do  offer  one-third  this 
amount  or  $4.3  million  (about  $2,700  per  unit),  assuming  the  BHA  agrees 

to  finance  this  amount  (or  provide  a  ground  lease  on  similar  terms)  . 
This  second  mortgage  would  accrue  interest  only  and  be  repayable  only 
out  of  sale  or  refinancing  proceeds  on  terms  to  be  determined.   This  is 
a  "soft  second"  but  does  preserve  some  potential  for  residual  recoupment. 

Based  on  these  basic  development  and  operating  assumptions,  our  financial 
plan  can  be  outlined  as  follows: 

1)  MHFA  -  MHFA  tax-exempt  bond  financing  is  assumed  at  an  11%  interest  rate 
(including  override)  amortized  over  30  years  for  an  11.43%  constant.  We 
are  confident  that  this  rate  is  obtainable  for  the  near  future.   Further- 
more, by  working  closely  with  MHFA,  their  bond  underwriters,  and  the  in- 
terested state  agencies,  we  believe  we  can  improve  upon  this  assumed  rate 
by  creative  techniques  which  will  allow  an  adjustable  interest  rate 
and/or  a  shorter  effective  term  which  in  turn  could  result  in  very  sig- 
nificant debt  service  savings. 

2)  UDAG  -  The  pending  UDAG  in  the  amount  of  $20.5  million  will  be  applied 
in  full  as  a  loan  (rather  than  a  combination  of  loan  and  grant).  This 
loan  will  accrue  interest  only  and  be  repayable  only  upon  sale  or  re- 
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financing.   The  proceeds  of  the  loan  would  be  invested  as  an  "endowment" 
for  the  housing,  the  income  from  which  would  be  applied  to  reduce  rents. 
This  approach  to  the  use  of  UDAG  funds  provides  maximum  leverage  on  the 
monies  available  (assuming  the  endowment  can  be  invested  at  a  rate 
equal  or  greater  than  the  debt  financing  rate);  and  also  preserves  the 
best  advantage  of  the  tax  incentives  available  for  the  development. 

3)   Mod  Funds  -  The  BHA  has  received  $10.0  million  in  Urban  Initiatives 
Funds  for  the  modernization  of  Columbia  Point.   Unfortunately,  these 
funds  come  with  a  number  of  restrictions.   One  requirement — that  monies 
be  expended  for  improvements  related  to  condinued  operation  as  public 
housing  for  20  years — is  in  conflict  with  the  objective  of  placing 
Columbia  Point  under  private  ownership  and  management  once  redeveloped. 
A  second  requirement  pertaining  to  state  filed  sub-bid  laws  would  add 
both  to  the  costs  and  complications  of  performing  the  related  work. 

We  have  evaluated  a  number  of  alternatives  for  overcoming  these  obstacles 
(assuming  HUD  cannot  simply  waive  the  requirements).  Without  detailing 
these  alternatives,  we  are  satisfied  that  solutions  are  available  that 
would  permit  these  modernization  funds  to  be  used  as  flexibly  as  the 
UDAG.   Assuming  we  are  correct,  we  propose  to  combine  $9.5  million  of 
the  available  modernization  monies  with  the  $20.5  million  in  UDAG  for 
a  total  pool  of  $30.0  million  to  be  used  as  an  endowment  as  described 
above.   The  remaining  $500,000  of  mod  funds  will  be  used  to  make 
temporary  improvements  to  partially  occupied  buildings  and  in  turn 
allow  consolidation  of  current  residents  prior  to  the  start  of  construction. 

A)   S.8  Certificates  -  The  above  endowment  reduces  rents  only  to  approximately 
normal  market  levels,  in  effect  cancelling  out  cost  premiums.   Clearly 
the  resulting  rents  are  still  way  above  levels  affordable  by  current 
residents  without  additional  subsidies.   The  lower  income  assistance 
package  we  propose  includes  the  following  components: 

a)  HUD  issues  up  to  500  S.8  existing  housing  certificates  to  current 
residents  and  other  prospective  residents. 

b)  Since  such  certificates  move  with  the  resident  recipient,  EOCD 
will  provide  a  standby  commitment  for  similar  707  rent  supple- 
ments for  at  least  400  units  to  be  used  only  in  the  event  that 
a  low  income  vacancy  occurs  and  no  certificate  holder  choses  to 
move  in. 

c)  The  state  will  also  provide  13A  interest  subsidies,  reducing  the 
effective  interest  rate  on  approximately  302  of  the  loan  to  IZ, 
thereby  meeting  the  "fair  market  rents"  allowed  by  the  certificates. 

5)   Other  Subsidy  -  The  remaining  unserved  group  is  the  moderate  income  folks. 
The  form  of  subsidy  proposed  to  close  this  last  gap  is  a  variation  on 
13A~let's  call  it  13B.   A  production  program  along  these  lines  is  now 
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under  discussion  by  the  state.   In  brief,  this  program  provides  a 
shallower  interest  rate  subsidy  to  reach  households  with  incomes  in 
the  80%  to  120%  of  median  range.   In  this  instance,  13B  will  reduce 
rates  from  11%  to  5%  on  again  about  30%  of  the  loan  (11. A 3%  vs.  6.45% 
constants).   Furthermore,  provisions  will  be  made  to  phase  out  this 
subsidy  over  time  as  moderate  and/or  market  rents  rise.   As  a  further 
inducement  to  the  state  in  this  instance,  the  Bayside  Mall  payback 
starting  in  the  fifth  year  will  be  used  to  reduce  the  13B  obligation. 

6)  Conversion  -  In  10-15  years  after  occupancy  of  a  given  phase  of 
development,  the  intention  is  to  convert  some  or  all  of  the  rental 
apartments  to  home  ownership  opportunities.   (This  decision,  of 
course,  will  be  made  after  consultation  with  the  residents' 
organization.)   Either  condominium  or  cooperative  forms  of 
ownership  will  be  considered  provided  that  the  tenure  of  all  the 
lower  income  residents  is  fully  protected.   Such  protection  will 
either  come  in  the  form  of  assistance  to  acquire  one's  home  or  a 
program  that  will  maintain  some  units  as  rentals  with  appropriate 
rental  assistance. 

Finally,  at  the  time  of  any  conversion,  a  proportionate  share  of  the 
UDAG/Mod  "endowment"  will  be  freed  up.   We  recommend  that  these  funds 
be  recycled  as  required  to  assist  qualified  residents  to  become  home- 
owners . 

7)  Syndication  -  Columbia  Associates  will  also  bear  its  fair  share  of  the 
financial  burdens.   We  project  net  syndication  proceeds  of  between 
$30.0  million  and  $40.0  million.   These  proceeds  will  be  employed  as 
follows: 

a)  $7.5  million  will  be  reserved  for  contingencies  and  cost  overruns, 
thereby  removing  any  allowance  for  this  purpose  in  the  mortgage 
which  in  turn  would  be  reflected  in  rents. 

b)  $2.5  million  will  additionally  be  reserved  for  rentup  and  operating 
deficits,  again  removing  these  burdens  from  the  rent  structure  and 
also  allowing  the  phasing  to  proceed  more  rapidly. 

c)  $5.0  million  (plus  50%  of  any  savings  in  the  reserves  above)  will 
be  loaned  to  the  endowment  otherwise  funded  by  the  $20.5  million 
UDAG  and  $9.5  million  in  Mod  Funds  bringing  the  total  endowment 
to  a  minimum  of  $35.0  million  (and  a  maximum  of  $40.0  million  if 
reserves  are  not  tapped).   The  earnings  on  these  additional  funds, 
however,  will  not  automatically  be  applied  to  rent  reduction,  but 
rather  the  returns  will  be  used  at  the  discretion  of  the  Task  Force. 

Columbia  Associates  also  recognizes  the  magnitude  of  the  up-front  working 
capital  which  will  be  required  to  redevelop  Columbia  Point.   Not  only  are 
typical  development  costs  such  as  architectural  fees,  '^^"^"I'^^^/f "'Z^^^;^ 
fees  and  commitment  fees  required,  but  there  are  significant  additional  costs 
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for  marketing  in  order  to  produce  an  economically  and  racially  integrated 
community.   The  principals  of  Columbia  Associates  have  conmitted  substantial 
resources  to  this  effort.   However,  upon  designation,  we  plan  also  to  structure 
a  special  working  capital  fund.   This  fund  will  replicate  a  model  success- 
fully used  by  NHP  in  the  redevelopment  of  Clemens  Place  in  Hartford, 
Connecticut  where  the  Hartford-based  Aetna  Life  and  Casualty  Company 
provided  a  $1.0  million  fund,  matching  monies  provided  by  NHP.   Aetna 
agreed  to  join  NHP's  efforts  when  it  became  clear  that  private  capital 
would  leverage  public  assistance  at  the  local,  state  and  federal  levels  to 
revitalize  a  severely  distressed  community.   For  Columbia  Point,  leading 
Boston  corporations,  seven  of  which  are  stockholders  of  NHP,  will  be  soli- 
cited to  fund  a  $3.0  million  working  capital  fund.   This  fund  will  provide 
the  development  team  with  additional  private  capital  and  corporate  support 
to  assist  in  the  successful  redevelopment  effort. 


The  financial  plan  we  have  outlined  is  complex  but  then  so  is  the  nature  of 
the  new  community  we  have  proposed.  We  are  fully  confident  that  our  develop- 
ment team  possesses  the  experience  and  the  resources  to  implement  this  plan. 
As  further  documentation  of  our  cost  estimates  and  financing  plan,  proforma 
projections  are  included  in  the  appendix  to  this  section.   These  estimates 
and  proformas  are,  of  course,  preliminary  but  still  serve  to  demonstrate  the 
efficacy  of  our  proposal.   Also  included  as  appendices  to  this  section  are 
the  following  exhibits: 

.  Phasing  summary 

.  Development  assumptions  by  phase 

.  Proforma  development  and  operating 
estimates 

.  Required  financial  formats 
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Columbia  Peninsula 
Construction  Staging 
February  22,    1983 


Type 

Bldgs. 

Height 

Units 

BR  Size 

Elderly  Apartments 
Midrise  Apartments 
Townhouses 

2 
3 

7 

7 
2-4 

198 
232 
115 

1-2 
1-3 
3-6 

Total  Housing 

545 

Non-residential 
Communi ty /Recrea t ional 

30,000  s.f. 
10,000  s.f. 

Type 

BldRs. 

Height 

Units 

BR  Size 

Elderly  Apartments 
Tower  Apartments 
Midrise  Apartments 
Courtyard  Houses 
Townhouses 

1 
2 
3 

7 
15 

7 
2-A 
2-4 

108 

240 

256 

44 

90 

1-2 
1-2 
1-3 
3-6 
3-6 

Total  Housing 

738 

Non-residential 
Community /Social  Services 

15,000  s.f. 
15,000  s.f. 

Type 

Bldgs. 

Height 

Units 

BR  Size 

Maisonettes 
Courtyard  Houses 
Townhouses 

2 

7 
2-4 
2-4 

106 

116 

82 

1-4 
3-6 
3-6 

Total  Housing 

304 

Community/Social  Services 

10,000  s.f. 

Type 

Units 

Percent 

Elderly  Apartments 
Small  Family  Apartments 
Family  Townhouses 

Total  Housing 

306 
728 
553 

1^587 

19.32 

45.9 
34.8 

100. OX 

Non  Residential 
Community  Facilities 

45,000  s.f. 
35,000  s.f. 

Apartments 
Conference  Hotel 

200-400  units 
200i  rooms 
30,000  s.f. 
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Columbia  Peninsula 
Financial  Assumptions 
February  22,   1983 


Schedule' 

I 

Phase 

Start  Date 

7/8A 

Finish  Date 

12/86 

Acquisition 

Demolition 

Relocation 

'Jo.  of  Buildings 

6 

No. 

of  Building 

3                    1 

Temporary 

58 

^0.  of  Units 

A56 

No. 

of  Units 

36 

Permanent 

74 

^nd  Area                        950 

,000± 

Cubic  Volume 

300,000 

Construction 

Units 

G.S. 

F 

$/G.S  F 

$/Unit 

lehab.   Housing 

midrise   (E) 

198 

187 

,600 

$  50.00 

$  47,500 

midrise   (F) 

232 

261 

,200 

50.00 

56,500 

lowrise 
Jew  Housing 

tovnhouses 

115 

171 

.500 

55.00 

82,000 

other 

rotal 

545 

620 

300 

'arking 

400 

(included  above) 

Community  Facilities 

10 

000 

$  50.00 

Ion-residential 

30 

000 

60.00 

5ite  Improvements 

Pond  n   ($900,000);  Amenties 

($300,000) 

Mt  Breakdown 

Total 
Units 

Units/Income 

Jnit                 H/H 
[2Ei                 Type 

Low 

Mod. 

Mkt. 

L  BR                   E 

160 

80 

(30) 

80 

- 

;  BR                    E 

38 

17 

(  8) 

16 

5 

L  BR                   F 

102 

12 

30 

60 

I  BR                    F 

112 

22 

30 

60 

\  BR                   F 

82 

12 

20 

50 

t  BR                  F 

45 

36 

(36) 

4 

5 

>  BR                  F 

4 

1 

2 

1 

>  BR                   F 

2 

1 

1 

- 

rotal 

545 

181 

(74) 

183 

181 
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Columbia  Peninsula 
Financial  Assumptions 
February  22,  1983 

" 

Schedule 

Phase 

II 

Start  Date 

1/87 

Finish  Date 

6/89 

Acquisition 

Demolition 

Relocation 

No.  of  Buildings 

13 

No.   of  Buildings 

71 

Temporary 

0 

No.  of  Units 

796 

No.   of  Units 

400 

Permanent 

206 

Land  Area                     

675,000 

Cubic 

:  Volume 

2,730,000 

Construction 

Units 

G.S.I 

$/G.S.F. 

$/Unit 

Rehab.  Housing 
midrise   (E) 

108 

98, 

900 

$  50.00 

$  46,000 

midrise   (F) 

256 

285, 

300 

50.50 

56,500 

lovrise 

4A 

66, 

800 

51.00 

77.500 

Mew  Housing 
townhouses 

90 

117, 

400 

58.00 

75,500 

other 

240 

240, 

,000 

60.00 

60,000 

Total 

738 

808. 

,400 

Parking 

660 

(included  above) 

Community  Facilities 

15, 

.000 

$  50.00 

Non-residential 

15, 

,000 

60.00 

Site  Improvements 

Pond  //2   ($400,000):   Amentias 

($200,000) 

Unit  Breakdown 

Unit                H/H 

Total 
Units 

88 

20 

Unit 

s/ Income 

1226               Type 
IBR                  E 
2  BR                  E 

Low 

Mod. 
68 
15 

Mkt. 
20 

5 

1  BR                  F 

2  BR                  F 

3  BR                  F 
A  BR                  F 

5  BR                  F 

6  BR                  F 

Total 

198 

272 

98 

46 

14 

2 

738 

18 
49 
97 
43 
12 
1_ 

220 

(     4) 
(  49) 
(  97) 
(  43) 
(  12) 
(     1) 
(206) 

80 
63 

231 

100 
160 

1 
1 

287 
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;oluinbia  Peninsula 
inancial  Assumptions 
ebruary  22.   1983 

.chedule 

'base 

III 

tart  Date 

7/89 

inish  Date 

12/91 

.cquisition 

Demolition 

Relocation 

Id.  of  Buildings 

8 

No.   of  Buildings 

3 

Temporary 

- 

Id.  of  Units 

252 

No.   of  Units 

96 

Permanent 

72 

and  Area                    

550,000 

Cubic  Volume 

1,380,000 

instruction 

Units 

G.S.F 

$/G.S.F. 

$/Unit 

lehab.  Housing 
midrise   (E) 

midrise   (F) 

116 

lowrise 

166,000 

$  51.00 

$  73,000 

lev  Housing 
townhouses 

82 

106,100 

58.00 

75,000 

other  (maisonettes) 

106 

114,200 

57.00 

61,500 

.'otal 

304 

386.300 

'arking 

310 

(included  above) 

Jommunity  Facilities 

10,000 

$  50.00 

Jon-residential 

Total 
Units 

- 

Site  Improvements 

Amenties   ($250,000) 

Mt  Breakdown 

Units /Income 

Jnit                H/H 

EJ2£                Type 

Low 

Mod. 

Mkt. 

L  BR                  E 
I  BR                   E 

_ 

L  BR                  F 

2  BR                  F 

3  BR                   F 
<*  BR                  F 

5  BR                  F 

6  BR                  F 

Total 

36 
80 

128 

32 

24 

4 

304 

3 
10 

60     (60) 
12 
12     (12) 

2 
99     (72) 

10 
30 

30 

10 

5 

1 

86 

23 

40 

38 

10 

7 

7 

119 
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COLUMBIA  ASSOCIATES     SiShss: 

New  Harbor  Point 

Notes  to  Development  Profonna 

February  22,  1983 

(a)  Please  refer  to  worksheet  sunnnaries  for  unit  mix  and  cost  estimates. 
All  estimates  are  expressed  in  1983  dollars  and  have  been  trended  for- 
ward to  the  start  of  each  construction  phase. 

(b)  All  site  improvements,  utility  work,  parking  costs,  etc.  are  subsumed 
within  the  basic  construction  costs  as  well  as  preparatory  demolition 
costs.   However,  extraordinary  site  work  such  as  the  ponds  or  the  extensive 
recreational  amenties  are  carried  separately.  Also,  the  demolition  of  any 
entire  buildings  is  carried  separately  at  a  cost  of  15c  per  cubic  foot. 

(c)  The  building  permit  cost  is  estimated  at  $10/$1,000  and  the  bond  premium 
at  $6/$l,000. 

(d)  Architectural  and  engineering  fees  are  calculated  at  2%  of  total 
construction  costs. 

(e)  Relocation  costs  are  as  estimated  in  the  relocation  plan  based  on  the 
proposed  staffing  and  schedule  of  moves.  Also  included  is  a  substantial 
contingency  for  rehousing  payments  should  any  residents  elect  to  move 
off-site.  The  costs  for  temporary  improvements  to  the  58  units  to  be 
renovated  is  not  included  since  such  improvements  will  be  funded  with 
converted  modernization  funds. 

(f)  Construction  interest  is  calculated  at  11%  on  half  the  mortgage  balance 
for  the  full  30  months  of  each  phase. 

(g)  Financing  fees  are  equal  to  2%  of  the  loan  in  a  given  phase. 

(h)  MHFA  processing  fees  are  currently  calculated  at  $30  per  unit. 

(i)  Real  estate  taxes  during  construction  are  calculated  at  $100  per  unit  per 
year  or  $250  per  unit  for  each  30  month  phase  (before  inflation) . 

(j)  Marketing  expenses  based  on  NCHP  estimates  per  their  marketing  plan  plus 
$500.00  per  moderate  and  market  unit  for  additional  advertising,  rent 
concessions,  etc. 

(k)  No  rentup  loss  allowance  is  carried  in  the  mortgage  but  will  instead  be 
covered  by  syndication  proceeds.  Note  also  that  rentup  losses  early  in  a 
phase  are  partially  offset  by  net  income  gained  at  the  end  of  the  cycle. 

(1)  Developer's  profit  and  overhead  is  calculated  as  lOZ  of  above  items. 

(m)  Acquisition  costs  are  based  on  one-third  the  total  indebtedness  proportioned 
to  each  phase  according  to  the  number  of  units  being  acquired. 

(n)  No  contingency  allowance  is  carried  in  the  mortgage  but  rather  contingencies 
will  be  covered  by  syndication  proceeds. 

(o)  MHFA  loan  is  90%  of  the  total  costs  less  the  BHA  loan. 

(p)   BHA  loan  is  a  second  mortgage  accruing  interest  only. 
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New  Harbor  Point 

Notes  to  Development  Proforma 

February  22,  1983 

(a)  Please  refer  to  worksheet  sunnnaries  for  unit  mix  and  cost  estimates. 
All  estimates  are  expressed  in  1983  dollars  and  have  been  trended  for- 
ward to  the  start  of  each  construction  phase. 

(b)  All  site  improvements,  utility  work,  parking  costs,  etc.  are  subsumed 
within  the  basic  construction  costs  as  well  as  preparatory  demolition 
costs.   However,  extraordinary  site  work  such  as  the  ponds  or  the  extensive 
recreational  amenties  are  carried  separately.   Also,  the  demolition  of  any 
entire  buildings  is  carried  separately  at  a  cost  of  15c  per  cubic  foot. 

(c)  The  building  permit  cost  is  estimated  at  $10/$1,000  and  the  bond  premium 
at  $6/$l,000. 

(d)  Architectural  and  engineering  fees  are  calculated  at  2Z  of  total 
construction  costs. 

(e)  Relocation  costs  are  as  estimated  in  the  relocation  plan  based  on  the 
proposed  staffing  and  schedule  of  moves.   Also  included  is  a  substantial 
contingency  for  rehousing  payments  should  any  residents  elect  to  move 
off-site.   The  costs  for  temporary  improvements  to  the  58  units  to  be 
renovated  is  not  included  since  such  improvements  will  be  funded  with 
converted  modernia^ation  funds. 

(f)  Construction  interest  is  calculated  at  11%  on  half  the  mortgage  balance 
for  the  full  30  months  of  each  phase. 

(g)  Financing  fees  are  equal  to  2%  of  the  loan  in  a  given  phase. 

(h)  MHFA  processing  fees  are  currently  calculated  at  $30  per  unit. 

(i)  Real  estate  taxes  during  construction  are  calculated  at  $100  per  unit  per 
year  or  $250  per  unit  for  each  30  month  phase  (before  inflation) . 

(j)  Marketing  expenses  based  on  NCHP  estimates  per  their  marketing  plan  plus 
$500.00  per  moderate  and  market  unit  for  additional  advertising,  rent 
concessions,  etc. 

(k)  No  rentup  loss  allowance  is  carried  in  the  mortgage  but  will  instead  be 
covered  by  syndication  proceeds.  Note  also  that  rentup  losses  early  in  a 
phase  are  partially  offset  by  net  income  gained  at  the  end  of  the  cycle. 

(1)  Developer's  profit  and  overhead  is  calculated  as  lOZ  of  above  items. 

(m)  Acquisition  costs  are  based  on  one-third  the  total  indebtedness  proportioned 
to  each  phase  according  to  the  number  of  units  being  acquired. 

(n)  No  contingency  allowance  is  carried  in  the  mortgage  but  rather  contingencies 
will  be  covered  by  syndication  proceeds. 

(o)  MHFA  loan  is  90%  of  the  total  costs  less  the  BHA  loan. 

(p)   BHA  loan  is  a  second  mortgage  accruing  interest  only. 
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A  JOINT  VENTURE 

FOR  THE  REVITALIZATIONOF 

COLUMBIA  POINT  PENINSULA 


New  Harbor  Point 

Notes  to  Operating  Profonna 

February  22,  1983 


(a)   Residential  rents  for  each  income  category  are  as  below;  also  indicated 
is  the  utility  allowance  assumed  to  cover  heat,  hot  water,  and 
electricity. 


Income  Group 

Utility 

Type 

Low 

Mod. 

Mkt. 

Allow. 

1  BR 

$288 

$500 

$   700 

$  65 

2  BR 

344 

600 

800 

75 

3  BR 

391 

700 

900 

85 

4  BR 

442 

800 

1,000 

95 

5  BR 

512 

875 

1,075 

105 

6  BR 

595 

950 

1,150 

115 

These  low  income  rents  are  based  on  recently  published  "fair  market 
rents"  for  the  S. 8  existing  housing  program.   The  moderate  income  rents 
are  set  to  serve  household  earning  80%  to  120%  of  median  income.   The 
market  rate  rents  are  positioned  somewhat  higher  but  do  not  necessarily 
represent  the  full  economic  cost.   All  rents  above  are  expressed  in  1983 
dollars  and  are  inflated  by  7%  to  the  time  of  initial  occupancy  as 
reflected  in  the  proformas. 

(b)  Commercial  income  is  calculated  at  $5.00  per  gross  square  foot  on  a 
net-net  lease  basis;  i.e.,  tenant  pays  all  operating  expenses  directly. 
It  is  assumed  that  the  community  facilties  produce  no  revenues  but  do 
cover  their  own  operating  costs. 

(c)  Vacancy  allowances  are  calculated  as  follows: 

Low  1  Z 

Moderate  3  X 

Market  5  2 

Commercial  lOZ 

(d)  "Endowment"  earnings  are  calculated  at  a  12%  rate  on  a  principal  balance 
of  $30.0  million  proportioned  to  each  phase  based  on  units.   It  is  also 
assumed  that  the  UDAG  and  Mod.  Funds  are  invested  in  the  endowment  upon 
completion  of  each  phase  only.   If  drawn  earlier,  substantial  interest 
could  accumulate  in  the  endowment  prior  to  withdrawal  of  income  for 
rent  reduction. 

(e)  State  13A  program  reduces  effective  interest  rate  to  1%  (3.86%  constant) 
on  portion  of  loan  serving  low  income. 
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Notes   to  Operating  Proforma 

February  22,    1983 
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(f)  State  13B  program  (not  yet  legislated)  reduces  effective  interest 
rate  to  5%  (6.45%  constant)  on  portion  of  loan  serving  moderate  income. 

(g)  Operating  expenses  based  on  NCHP  estimates,  for  1983  trended  to  time 
of  occupancy. 

(h)  Real  estate  taxes  based  on  City  estimate  under  C.121A  in  UDAG  submission. 

(i)  Replacement  reserves  at  $200  per  unit  annually  are  somewhat  less  than 
a  normal  allowance  given  potential  conversion  of  some  units  to  home- 
ownership  in  10-15  years  at  which  time  capital  improvements  will  be 
made  out  of  refinancing  proceeds. 

(j)  Debt  service  assumed  at  an  112  rate  (Including  overrides)  for  30  years 
which  yields  an  ll.A3%  constant. 

(k)   Limited  dividend  return  is  calculated  at  a  6%  rate  on  equity. 

(1)   Surpluses  or  deficits  result  from  interactions  between  unit  mix  and 

subsidy  sources  during  phasing.   However,  on  a  stabilized  basis  in 

1992,  there  is  in  fact  a  substantial  surplus  which  will  be  used  to 
reduce  the  state  13A/13B  interest  reduction  subsidies. 
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(f)  State  13B  program  (not  yet  legislated)  reduces  effective  interest 
rate  to  5%   (6.A5%  constant)  on  portion  of  loan  serving  moderate  income. 

(g)  Operating  expenses  based  on  NCHP  estimates,  for  1983  trended  to  time 
of  occupancy. 

(h)  Real  estate  taxes  based  on  City  estimate  under  C.121A  in  UDAG  submission- 

(i)  Replacement  reserves  at  $200  per  unit  annually  are  somewhat  less  than 
a  normal  allowance  given  potential  conversion  of  some  units  to  home- 
ownership  in  10-15  years  at  which  time  capital  improvements  will  be 
made  out  of  refinancing  proceeds. 

(j)  Debt  service  assumed  at  an  112  rate  (including  overrides)  for  30  years 
which  yields  an  11.43%  constant. 

(k)  Limited  dividend  return  is  calculated  at  a  6%  rate  on  equity. 

(1)   Surpluses  or  deficits  result  from  interactions  between  unit  mix  and 
subsidy  sources  during  phasing.  However,  on  a  stabilized  basis  in 
1992,  there  is  in  fact  a  substantial  surplus  which  will  be  used  to 
reduce  the  state  13A/13B  interest  reduction  subsidies. 
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A  JOINT  VENTURE 

FOR  THE  REVITALIZATION  OF 

COLUMBIA  POINT  PENINSULA 


Caveat  to  Proformas 

Attached  are  copies  of  the  required  financial  formats.   We  understand  the 
need  for  comparability  between  the  competitive  proposals  and  hence  the 
standard  formats.   However,  we  found  these  forms  to  be  far  more  detailed 
than  schematic  drawings  and  "order-of-magnitude"  estimates  could  justify. 
Therefore,  where  we  felt  the  information  requested  exceeded  in  specificity 
the  preliminary  information  available,  we  took  the  liberty  of  entering 
subtotals  or  totals  only  in  the  forms. 

We  will  be  pleased  to  provide  any  clarification  about  our  assumptions  or 
calculations  as  may  be  required. 


ALL  PHASES 

DEVELOPMENT  SUMMARY 
FOR  PRIVATELY  O^WED  RESIDENTIAL  AND  NON-RESIDENTIAL 
($000's  omitted) 

Residential   Non-Residential 


TOTAL  ACQUISITION  PRICE 

TOTAL  RELOCATION  COST 

TOTAL  CONSTRUCTION  COST 

TOTAL  SOFT  COST 

TOTAL  CONTINGENCY  (from  syndication) 

TOTAL  DEVELOPMENT  COST 


4,11A 


539 


126,848 


45,571 


178,072 


186 


22 


5,541 


2,019 


7,768 


NUMBER  OF  UNITS  DEVELOPMENT  COST 


SALES  HOUSING  Low 
Mod. 
Mkt. 

RENTAL  HOUSING  Low 
Mod. 
Mkt. 


None 


Prorata 


500 


IFT 


56,103 
bb,103 


65,866 


FINANCING  STRUCTURE 

TOTAL  EQUITY/SYNDICATION  PROCEEDS 
TOTAL  PRIVATE  DEBT 

TOTAL  PUBLIC  SUBSIDY  (BHA  Loan)  

Note:  Additional  public  support  in  the  form  of  

a  $20. 5M  UDAG;  $10.0  in  Mod.  Funds;  S.8 
existing  housing  certificates  for  500  units; 
and  state  13A/13B  interest  subsidies. 


TOTAL  DEVELOPMENT  COST 


RETURNS  ON  INVESTMENT 


18,154 


163,384 


4,300 


185,838 


TOTAL  SALES  HOUSING  RETURN  ON 
GROSS  SALES 

RETURN  ON  TOTAL  RESIDENTIAL  RENTAL 
PROJECT  COSTS  BEFORE  DEBT  SERVICE 

RETURN  ON  TOTAL  NON-RESIDENTIAL  RENTAL 
PROJECT  COSTS  BEFORE  DEBT  SERVICE 
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PHASE  I  ($000' s  omitted) 

DEVELOPMENT  PRO  FORMA  FOR  RENTAL  UNITS 

(Estimates  in  7/84  Dollars 

Using  72  Inflation  Factor  from  1983) 


Number  of  Residential  Units 
Mix  of  Units  1  Bedroom 


262 


Bedroom 
Bedroom 
Bedroom 
Bedroom 
Bedroom 


150 


82 


45 


Other 

Average  Unit  Square  Footage 
Number  of  Rental  Parking  Spaces  ( 

Total  Gross  Square  Footage  (GSF) 
Rental  Residential  GSF 
Rental  Parking  GSF 


GSF/space) 


620,300 


Total  Rental  Residential  Net  Sqxiare  Footage  (NSF) 


545 


1,138 
400 


620.300 


Acquisition  Costs  ($ 


Relocation  Costs 


/Land  SF;$  2,232  /Unit) 


1,217 


134 


Construction  Costs 

Demolition  ($    /Cubic  SF) 

Netr  Rental  Residential  ($       /GSF) 

Rehab.  Rental  Residential  ($     /GSF) 

Rental  Parking  ($  /space) 

Site  Improvements  ($    /Land  SF) 

Utility  Relocation 

Premium  Site  Preparation($    /Land  SF) 

Total 

Soft  Costs 

Developer  Fees 
Architect /Engineering 
Financing  Fees 
Miscellaneous  Fees 

(Legal,  Acctg.,  Insurance,  Title) 
Construction  Loan  Interest 

(30  mos.  @11  Z  vith50  Z   drawdown 
on  $  mtge.    ) 
Real  Estate  Taxes 

(Construction  period  of  30  mos.) 
Rent -Up  Operating  Loss  (   "mos.) 
Other  Soft  Costs  (Marketing) 
Total 

Contingency  (  0  Z  of  $  -     ) 

Total  Rental  Development  Costs 


4,502 


720 


892 


341 


6,130 


135 


696 


35.987 


13.416 


50,754 


PHASE  II 


($000's  omitted) 


DEVELOPMENT  PRO  FORMA  FOR  RENTAL  UNITS 

(Estimates  in  1/87  Dollars 

Using  7Z   Inflation  Factor  from  1983) 


Number  of  Residential  Units 
Mix  of  Units  1  Bedroom 


18 


Bedroom 
Bedroom 
Bedroom 
Bedroom 
Bedroom 


49 


97 


A3 


12 


Other 

Average  Unit  Square  Footage 
Number  of  Rental  Parking  Spaces  ( 

Total  Gross  Square  Footage  (GSF) 
Rental  Residential  GSF 
Rental  Parking  GSF 


GSF/space). 

808,400 


Total  Rental  Residential  Net  Square  Footage  (NSF) 


738 


1.095 
660 

808,400 


Acquisition  Costs  ($ 
Relocation  Costs 


/Land  Sr;$  2,973  /Unit) 


Construction  Costs 

Demolition  ($    /Cubic  SF) 
New  Rental  Residential  ($ 
Rehab .  Rental  Residential  ($ 
Rental  Parking  ($ 
Site  Improvements  ($ 
Utility  Relocation 
Premium  Site  Preparatlon($ 
Total 


/GSF) 
/GSF) 
/space) 
/Land  SF) 

/Land  SF) 


Soft  Costs 

Developer  Fees 
Architect /Engineering 
Financing  Fees 
Miscellaneous  Fees 

(Legal,  Acctg.,  Insurance,  Title) 
Construction  Loan  Interest 

(30  mos.  (§11  Z   with  50  2  drawdown 
on  $  mtge.    ) 
Real  Estate  Taxes 

(Construction  periods  of  30  mos.) 
Rent-Up  Operating  Loss  (   -mos.) 
Other  Soft  Costs  (Marketing) 
Total 

Contingency  (  0  Z  of  $  -     ) 

Total  Rental  Development  Costs 


7.190 

1.159 

1,424 

486 


9,787 


226 


684 


2,194 


184 


57.952 


20.956 


81,286 


PEASE  ii: 


($000's  omitted) 


DEVELOP>iZyT  PRO  FORy^.  FOR  RI^TAL  rtTZZS 

(Estimates  in  7/89  Dollars 

Using  TZ  Inflation  Factor  from  1983) 


Number  of  Residential  Units 
Mix  of  Units  1  Bedroom 


36 


Bedroom 
Bedroom 
Bedroom 
Bedroom 
Bedroom 


80 


128 


32 


2-^ 


Other 

Average  Unit  Square  Footage 
Number  of  Rental  Parking  Spaces  ( 

Total  Gross  Square  Footage  (GS?) 
Rental  Residential  GSF 
Rental  Parking  GST 


GSF/space) 


386,300 


Total  Rental  Residential  Net  Square  Footage  (NSF) 


30^; 


1.271 
310 


386.300 


Acquisition  Costs  ($ 
Relocation  Costs 


/Land  SF;$ 


/Unit) 


703 


221 


Construction  Costs 

Demolition  ($    /Cubic  SF) 

New  Rental  Residential  ($        /GSF) 

Rehab.  Rental  Residential  ($     /GSF) 

Rental  Parking  ($  /space) 

Site  Improvements  ($    /Land  SF) 

Utility  Relocation 

Preoixim  Site  Preparation($         /Land  ST) 

Total 

Soft  Costs 

Developer  Tees 
Architect /Eng ineering 
Financing  Fees 
Miscellaneous  Fees 

(Legal,  Acctg.,   Insurance,   Title) 
Construction  Loan  Interest 

(30  mos.  (511  Z  with  50  Z  drawdown 
on  -$  mtge.  ) 

Real  Estate  Taxes 

(Construction  period  of  30   mos.) 
Rent-Up  Operating  Loss   (       -mos.) 
Other  Soft  Costs   (Marketing) 
Total 

Contingency   (     0  Z  of  $     -  ) 

Total  Rental  Development  Costs 


A,  121 


658 
TIT 


299 


5,609 


111 


0 
"5^ 


32,909 


12.199 


46,032 


PHASE  I      ($000' s  omitted) 

OPERATING  PRO  FORMA  FOR  RENTAL  UNITS  AFTER  R£NT-UP 

(Estimates  in  1/87  Dollars  Using 

7Z   Inflation  Factor  from  1983) 

Residential  Income  (specify  separately  utilities  included) 
Unit 
Type     £        Rent /Tear 


See  notes  to  operating  proformas 


Total 


4,702 


Parking  Income  (    spaces  0  $    0  /space) 
Gross  Potential  Income 
Residential  Vacancy  (1/3/5    Z) 
Total 


Rental  Subsidy  (if  applicable) 
Unit 

Type      £        Subsidy /Year 
Endowment 
13A  (low) 

13B  (mod)  745 

Total 


1,236 


1.120 


?      ? 
$/NSF  $  Total 


Gross  Effective  Income 

Operating  Expenses  ' 
(Cost  to  Management) 

Management 

Marketing 

Maintenance 

Heat 

Gas 

Electric 

Water  &  Sewer 

Insurance 

Reserve 

Security 

Tenant  Services 

Total 

Parking  ($   /space) 

Real  Estate  Taxes 
Residential 
Parking  ($   /space) 
Total 


Net  Income  Available  for  Debt  and  Return  on  Equity 
Debt  Service  (  11  Z  on  $mtge  for  30  years > 

11.A3Z  constant) 
Cash  Flow 

Return  on  Eqxilty 


(    166   ) 

4.536 


3,101 


7.637 


(   1,556   ) 
(      -   ) 


( 

261 

) 

5,820 

( 

5,096 

) 

724 

( 

304 

) 

fTk^f-l  ^4  *-\ 


470 


PHASE  II 


($000' s  omitted) 


OPERATING  PRO  FORMA  FOR  RENTAL  UNITS  AFTER  RENT-UP 

(Estimates  in  7/89  Dollars  Using 

7%   Inflation  Factor  from  1983) 

Residential  Income  (specify  separately  utilities  included) 
Unit 
Type      £        Rent /Year 


See  notes  to  operating  profomas 
Total 


7,721 


0  /space) 


1.674 


1.606 


1,110 


?      ? 
$/NSF  $  Total 


Parking  Income  (    spaces  @  $ 
Gross  Potential  Income 
Residential  Vacancy  (1/3/5    Z) 
Total 


Rental  Subsidy  (if  applicable) 
Unit 

Type      £        Subsidy /Year 
Endowment 
13A  (low) 
13B  (mod) 
Total 

Gross  Effective  Income 

Operating  Expenses  ' 
(Cost  to  Management) 

Management 

Marketing 

Maintenance 

Heat 

Gas 

Electric 

Water  &  Sewer 

Insurance 

Reserve 

Security 

Tenant  Services 

Total 

Parking  ($   /space) 

Real  Estate  Taxes 
Residential 
Parking  ($   /space) 
Total 


Net  Income  Available  for  Debt  and  Return  on  Equity 
Debt  Service  (  11  Z  on  $mtge  for  30  years'; 

11.43Z  constant) 
Cash  Flow 

Return  on  Equity 


7,721 


(    279    ) 

7,442 


4,390 


11,832 


(  2.495    ) 
( ) 


(    ^19    ) 

8,918 
(  8,136    ) 

782 

(    475   ) 


PHASE  III    ($000 's  omitted) 

OPERATING  PRO  FORMA  FOR  RENTAL  UNITS  AFTER  RENT-UP 

(Estimates  in  1/92  Dollars  Using 

72  Inflation  Factor  from  1983) 

Residential  Income  (specify  separately  utilities  included) 
Unit 
Type      £        Rent /Year 


See  notes  to  operating  proformas 


Total 


4,237 


Parking  Income  (    spaces  (§  $ 
Gross  Potential  Income 
Residential  Vacancy  ( 1/3/5    X) 
Total 


0  /space) 


4,237 


153 


(  4 , 084    ) 


690 


575 


7       ? 
$/NSF  $  Total 


Rental  Subsidy  (if  applicable) 
Unit 

Type      _#         Sub  sidy /Year 
Endowment 
13A  (low) 
13B  (mod) 
Total 

Gross  Effective  Income 

Operating  Expenses  ' 
(Cost  to  Management) 

Management 

Marketing 

Maintenance 

Heat 

Gas 

Electric 

Water  &  Sewer 

Insurance 

Reserve 

Sec\xrity 

Tenant  Services 

Total 

Parking  ($   /space) 

Real  Estate  Taxes 
Residential 
Parking  ($   /space) 
Total 


Net  Income  Available  for  Debt  and  Return  on  Equity 
Debt  Service  (  11  2  on  $mtge  for  30  years ; 

11.432  constant) 
Cash  Flow 

Return  on  Equity 

SiiTnltis    (rUif-irir'\ 


2,271 


6,355 


(     1.218        ) 
( _) 


(    204 

) 

4,933 

(  4,663 

) 

270 

(    272 

) 

PHASE  I 


($000 's  omitted) 


DEVELOPMENT  PRO  FORMA  FOR  NON-RESIDENTIAL  PORTION 
(Estimates  in  7/84  Dollars 
Using  72  Inflation  Factor  from  1983) 


Office 

Retail 

Recreational /Community 

Other 

Total 

Number  of  Parking  Spaces 


GSF 


30.000 


10,000 


40.000 


NSF 


Acquisition  Costs  ($ 


/Land  SF) 


Construction  Costs 
Demolition  ($ 
Office 
Retail 

Rental  Parking 
Site  Improvements  ($ 
Recreat  ional / Community 


/Cubic  SF) 
($       /GSF) 
($       /GSF) 
($        /space) 

/  Land  SF) 
($         /GSF) 


Utility  Relocation 

Premium  Site  Preparation  ($ 

Other       ($        /GSF) 

Total 


/Land  SF) 


Soft  Costs 

Developer  Fees 
Architect /Engineering 
Financing  Fees 

Miscellaneous  Fees  (incl.  Relocation, 
iLegal,  Acctg.,  Insurance,  Title) 
Construction  Loan  Interest 

(30  mos.  @11  Z   with  50  Zdrawdown 
on  $intge.  ) 
Real  Estate  Taxes 

(Construction  period  of  30  mos.) 
Rent-Up  Operating  Loss  (   -  mos.) 
Other  Soft  Costs  (Marketing) 
Total 

Contingency  (  0  Z  of  $  -  ) 

Total  Non-Residential  Development  Costs 


322 


52 


64 


34 


439 


11 


32 


87 


2,593 


954 


3.634 


PHASE  II  ($000 's  omitted) 

DEVELOPMENT  PRO  FORMA  FOR  NON-RESIDENTIAL  PORTION 

(Estimates  in  1/87  Dollars 

Using  72  Inflation  Factor  from  1983) 


GSF  NSF 


Office  ~ 

Retail  15,000 

Recreational /Community     15,000 

Other  Z— 

Total  30,000 

Dumber  of  Parking.  Spaces 


Acquisition  Costs  ($      /Land  SF)  82 

Construction  Costs  ? 

Demolition  ($    /Cubic  SF)  

Office         ($       /GSF)  

Retail         ($       /GSF)  

Rental  Parking  ($       /space)  , 

Site  Improvements  ($    /  Land  SF)      

Recreational /Community  ($        /GSF)  

Utility  Relocation  

Premium  Site  Preparation  ($    /Land  SF) 

Other       ($        /GSF)  


Total  2.169 

Soft  Costs 

Developer  Fees  269 

Architect /Engineering  A3 

Financing  Fees  53 

Miscellaneous  Fees  (incl.  Relocation,         26 

Legal,  Acctg. ,  Insurance,  Title) 
Construction  Loan  Interest 

(30  mos.  @11  %   with  50  Zdrawdown 

on  $mtge.  )  366 

Real  Estate  Taxes 

(Construction  period  of  30  mos.)  9 

Rent-Up  Operating  Loss  (   -  nos.)  0 

Other  Soft  Costs  (Marketing)  25 

Total 


791 


Contingency  (  0  2  of  $  -  )  2. 

Total  Non-Residential  Development  Costs  3.042 


PHASE  III  ($000 's  omitted) 

DEVELOPMENT  PRO  FORMA  FOR  NON-RESIDENTIAL  PORTION 

(Estimates  in  7/89  Dollars 

Using  72  Inflation  Factor  from  1983) 


GSF  NSF 


Office  " 

Retail  

Recreational /Community      10,000 

Other  - 


'> 


Total  10,000 

Kxonber  of  Parking  Spaces 


Acquisition  Costs  ($      /Land  SF)  17 

Construction  Costs  ?       . 

Demolition  ($    /Cubic  SF)  

Office         ($       /GSF)  

Retail         ($       /GSF)  

Rental  Parking  ($       /space)  , 

Site  Improvements  ($    /  Land  SF)      . 

Recreational /Community  ($         /GSF)  

Utility  Relocation  

Premium  Site  Preparation  ($  /Land  SF) 

Other       ($        /GSF)  


Total  779 

Soft  Costs 

Developer  Fees  98 

Architect /Engineering  16 

Financing  Fees  19 

Miscellaneous  Fees  (ind.  Relocation,         12 

ILegal,  Acctg. ,  Insurance,  Title) 
Construction  Loan  Interest 

(30mos.  @11  2  with  50  Zdrawdown 

on  $mtge.  )  133 

Real  Estate  Taxes 

(Construction  period  of  30]iio8.)     3 

Rent-Up  Operating  Loss  (   -  mos.)  0 

Other  Soft  Costs  (Marketing)  15 

Total  296 

Contingency  (  0  2  of  $  -  )  0_ 


Total  Non-Residential  Development  Costs  1»092 


PHASE  I  ($000 's  omitted) 

OPERATING  FRO  FORMA  FOR  NON-RESIDENTIAL  PORTION  AFTER   RENT-UP 

(Estimates  in  1/87  Dollars 

Using  77.   Inflation  Factor  from  1983) 

Commercial  Income 

Office  (    -  NSF  (?  $    -  /NSF)     0 


Retail  GO.OOCNSF  (?  $  6.33 /NSF)     TQO 

Commercial  Parking-  no  rent 

(   -  spaces  @  $  -  /space /month)  q_ 


Recreational/Community  -  breakeven  only 

aO.OOONSF  Q  $    0  /NSF)  

Other        (     NSF  @  $   /NSF)  


Potential  Gross  Income  190 

Vacancy  (10  Z)     '  ( 19  ) 

Effective  Gross  Income  ,  171 

Operating  Expenses-  net/net  leases 

Office  ($       /NSF)  

Retail  ($       /NSF)  . 

Recreational / Community 

($       /NSF)  

Commercial  Parking  ($  /space)  .^^___^___^ 

Other  ($       /NSF)  

Total  ( 2_I 


Real  Estate  Taxes-  net/net  leases 
Office  ($       /NSF) 
Retail  ($       /NSF) 
Recreational /Community 

($       /NSF) 
Commercial  Parking  ($      /space) 
Other  ($       /NSF) 
Total 


Net  Income  Available  for  Debt  and  Return  on  Equity     171 


Debt  Service  (   11 Z  on  $mtge  for  30  years ; 

11.43  Z  debt  service  constant)  (^ 365  ) 

Cash  Flow  (              194  ) 

Return  on  Equity  (Z,   $)  

Return  on  Total  Non-Residential  Development  Cost  (Z)       ' 

(Net  Income  Available /Total  Costs) 


PHASE  II  ($000's  omitted) 

OPERATING  PRO  FORMA  FOR  NON-RESIDENTIAL  PORTION  AFTER  REKT-UP 

(Estimates  in  7/89  Dollars 

Using  7Z   Inflation  Factor  from  1983) 

Commercial  Income 

Office  (    -  NSF  @  $    -  /NSF)     0 


Retail  (15,00(KSF  @  $7.53 /NSF)     113 

Commercial  Parking-  no  rent 

(   -  spaces  @  $  -  /space /month) 


Recreational /Community  -  breakeven  only 

(     NSF  @  $  0  /NSF)  

Other        (     NSF  @  $   /NSF)  


Potential  Gross  Income  113 

Vacancy  (  10  Z)   .  i 11  ) 

Effective  Gross  Income  102 

Operating  Expenses-  net/net  leases 

Office  ($       /NSF)  _^ 

Retail  ($       /NSF)  . 

Recreational  / Community 

($       /NSF)         

Commercial  Parking  ($      /space)  

Other  ($       /NSF) 


Total  i 0_J_ . 

Real  Estate  Taxes-  net/net  leases 

Office  ($       /NSF)  ' 

Retail  ($       /NSF)  

Recreational /Community 

($       /NSF)  

Commercial  Parking  ($  /space)  ______^^^_ 

Other  ($       /NSF) 

Total 


Net  Income  Available  for  Debt  and  Retiim  on  Equity 


Debt  Service  (   11 Z  on  $mtge  for  30  years ; 
11.43  Z  debt  service  constant) 

Cash  Flow 

Return  on  Equity  (Z,   $) 

Return  on  Total  Non-Residential  Development  Cost  (Z) 
(Net  Income  Available /Total  Costs) 


( 

°) 

102 

(, 

30A    ) 

( 

202    ) 

PHASE     III  (SOOO's  omitted) 

OPE^lA.riyG   FRC   fORMA  FOR  KON-?>ESIDE?mAl   POrtTICN   . 
(Estiisates   in  i/52  Dollars 
Using   72  Inflation  Factor  froc  1983) 

Conmercial  Income 

Office  (   -  NSF  g  S    -  /KSF)  0_ 

Retail  (    0  KSr  @  S     /NST)  0_ 

Commercial  Parking  -  no  rent 

(   -  spaces  g  S  -  /space /month)  0 


Recreational/ Community  -  breakeven  onlv 

(IQOOONSF  g  $  0  /NS7) 

Other        (     NSF  §  $   /KSF)  


Potential  Gross  Income  0 

Vacancy  (10  2)  i 0_J, 

Effective  Gross  Income  C 

Operating  Expenses-  net/net  leases 

Office  (S       /1?SF)  

Retail  ($       /NSF)  , 

Recreational  /  Comrmm  1  ty 

($  /NSF)  

Commercial  Parking  (S      /space)  

Other  ($       /NSF) 


Total  i 0  ) 

Real  Estate  Taxes-  net/net  leases 

Office  ($      /NSF)  

Retail  ($      /NSF)  

Recreational  /Cossatmity 

($      /NST)         

Commercial  Parking   ($  /space)  ^^_^___^^ 

Other     ($  /NSF)  . 

Total  (  °    ) 


Net  Income  Available  for  Debt  and  Return  on  Equity 


Debt  Service   (      11  2  on  $mtge  for 30  years; 

11.43  2  debt  service  constant)  J m    ) 

Cash  Flow  (             111   ) 

Return  on  Equity   (2,        $)  _____^____ 

Return  on  Total  Non-Residential  Development  Cost   (2)       

(Net  Income  Available/Total  Costs) 


X 

m 

J3 


> 
z 

CO 


COLUMBIA  ASSOCIATES 


A  JOINT  VENTURE 

FOR  THE  REVITALIZATIONOF 

COLUMBIA  POINT  PENINSULA 


Other  Plans 

Columbia  Associates  recognizes  that  a  successful  plan  for  the  revitalization 
of  the  Columbia  Point  peninsula  involves  more  than  innovative  design  and 
sound  financial  planning.   What  is  also  called  for  is  a  management  and 
marketing  plan  that  will  ensure  a  pleasant  and  stable  living  environment 
for  current  and  future  residents  of  this  new  neighborhood;  an  affirmative 
action  program  that  ensures  the  greatest  opportunities  for  new  jobs  in 
construction  and  management;  social  and  recreational  services  that  build 
upon  the  programs  now  available  to  better  serve  the  new  community;  and 
a  process  by  which  the  residents  through  the  Columbia  Point  Community 
Task  Force  may  fully  participate  in  the  development  process. 

1)  Management  -  NCHP  Property  Management,  Inc.  (NCHP-PM)  will  assume  all 
property  management  functions  during  interim  and  permanent  management. 
NCHP-PM  is  nationally  recognized  for  its  excellence  in  management  of 
mixed  income  rental  housing.  The  management  team  will.be  directed  by 
Mr.  Stan  Gibson,  a  former  BHA  manager  of  Columbia  Point  and  current 
New  England  Regional  Vice  President  for  NCHP-PM. 

NCHP-PM  will  assume  full  responsibility  for  all  aspects  of  management 
through  an  on-site  office  and  resident  manager.  During  the  interim 
management  of  BHA  owned  property  prior  to  acquisition  and  development, 
NCHP-PM  will  stabilize  and  improve  the  living  conditions  for  the 
current  residents  until  they  are  permanently  re-housed.  Upon  com- 
pletion of  a  given  phase  of  construction,  permanent  management  of 
this  new  housing  will  also  be  provided  by  NCHP-PM.  Whether  providing 
interim  or  permanent  management,  NCHP-PM  is  committed  to  excellence 
in  the  performance  of  its  responsibilities — not  only  the  expected 
duties,  but  those  extra  touches  which  create  the  quality  of  life 
everyone  hopes  for. 

2)  Affirmative  Marketing  -  NCHP-PM  will  also  assume  responsibility  for 
marketing  New  Harbor  Point  and  achieving  the  goal  of  economic  and 
racial  integration  in  this  new  community.  The  marketing  plan  builds 
upon  NCHP's  substantial  experience  in  transforming  housing,  which  like 
Columbia  Point  has  suffered  from  physical  neglect  and  a  negative  image, 
into  a  vital  new  community.  The  marketing  program  will  focus  on 
attracting  new  moderate  and  market  rate  residents  to  the  peninsula. 

A  local  and  regional  market  analysis  will  be  conducted  to  clearly 
identify  the  target  population  and  their  specific  needs.  The  marketing 
theme  for  New  Harbor  will  emphasize  the  waterfront  location  in  close 
proximity  to  Boston  as  well  as  the  new  community  created  with  its  many 
housing  choices.   Included  under  separate  cover  with  our  proposal  sub- 
mission are  copies  of  marketing  brochures  prepared  by  NHP  for  Clemens 
Place  in  Hartford,  Connecticut  and  for  Fox  Chase  in  Alexandria,  Virginia, 
which  were  similar  marketing  efforts. 
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COLUMBIA  ASSOCVniS 


A  JOINT  VENTURE 

FOR  THE  REVITALIZATiON  OF 

COLUMBIA  POINT  PENINSULA 


3)  Affirmative  Hiring  Plan  -  Our  development  team  Is  committed  to 
creating  Job  opportunities  for  Columbia  Point  residents  as  well 
as  new  housing.  To  this  end,  the  construction  joint  venture  of 
Peabody  Construction  and  Cruz  Construction  have  specified  a  goal 
of  hiring  and  training  30  residents  for  construction  jobs  as  part 
of  its  overall  commitment  to  hiring  50%  Boston  residents,  30% 
minorities,  and  10%  women.  Furthermore,  John  Cruz,  a  minority 
owned  construction  firm,  has  agreed  to  hiring  four  current  residents 
immediately  after  designation  to  work  with  his  company.   Shortly 
thereafter,  a  crew  of  5-7  residents  will  also  be  hired  to  begin 
modernization  of  certain  buildings  needed  for  temporary  relocation. 

NCHP-PM  is  similarly  committed  to  immediately  providing  job  oppor- 
tunities to  current  residents.  During  interim  management,  50%  of 
the  management  positions  or  13  jobs  are  reserved  for  residents; 
similarly,  one-half  of  the  66  permanent  management  jobs  will  be  for 
residents.   In  addition,  NCHP-PM  will  follow  Boston  Plan  guidelines 
for  hiring  other  management  personnel. 

4)  Social  and  Recreational  Services  -  NCHP-PM  working  with  the  YMCA, 
proposes  to  build  upon  and  reinforce  the  existing  system  that  provides 
social  and  recreational  services.   In  addition,  the  plan  calls  for  an 
organizational  structure  that  actively  involves  residents,  management, 
and  agency  personnel  in  a  cooperative  arrangement  to  insure  the  effective 
identification  of  needs  and  delivery  of  all  services.  This  model  acknow- 
ledges the  autonomy  of  the  existing  agencies  and  preserves  their  right 

to  manage  their  organizations  while  at  the  same  time  involves  manage- 
ment and  residents  in  the  appropriation  of  supplemental  funding 
provided  by  Columbia  Associates  for  expanded  services.  NCHP-PM  will 
hire  a  full-time  person  Immediately  upon  designation  to  work  with 
the  Task  Force  and  Community  Coalition  Group  to  ensure  full  communi- 
cation and  coordination  between  Columbia  Associates,  residents,  and 
social  and  recreational  service  agencies. 

5)  Relationship  with  CPCTF  -  Columbia  Associates  is  committed  to  building 
a  relationship  with  the  Task  Force  that  is  based  on  trust  and  works  to 
the  mutual  advantage  of  Columbia  Point  residents  and  Columbia  Associates. 
To  that  end  Columbia  Associates  will: 

.  Fully  comply  with  the  terms  of  the  Resident  Rehousing 
Agreement 

.  Involve  the  Task  Force  in  all  phases  of  the  development 
process  and  major  development  decisions 

.  Establish  a  permanent  endowment  fund  of  $5  million  to  support 
the  work  of  the  Task  Force  and  supplement  a  social  and 
recreational  program  for  all  residents. 
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COLUMBIA  ASSOCUTES 


A  JOINT  VENTURE 

FOR  THE  REVITALIZATION  OF 

COLUMBIA  POINT  PENINSULA 


After  designation,  the  first  step  in  establishing  the  desired 
working  relationship  is  a  proposed  intensive  three-day  planning 
session.   The  goal  will  be  to  define  objectives  for  the  redevelop- 
ment program,  design  mechanics  for  the  interaction  process,  and 
otherwise  commit  to  writing  the  working  relationship. 

6)   Development  Team  -  Also  included  in  this  section  are  drafts  of  agree- 
ments which  define  the  business  relationships  among  members  of  our 
development  team.  More  particularly: 

a)  Development  -  The  joint  venture  agreement  between  the  develop- 
ment principals  is  in  the  form  of  a  limited  partnership  agreement. 
The  general  partners  of  Columbia  Associates,  as  previously 
identified,  will  have  the  decision-making  powers  as  well  as  a 
prorata  share  of  financial  liabilities  and  benefits.  The 
limited  partners  are  members  of  the  development  team  who 

will  not  have  authority  to  enter  into  contracts  or  assume  other 
powers  reserved  for  the  general  partners,  but  who  will  share 
in  the  obligations  to  contribute  capital  or  loan  funds.  On 
this  basis,  the  proposed  partnership  structure  is  as  follows: 

General  Partners 

NCHP  35% 
Peabody  35Z 
Cruz        10% 

Limited  Partners 

Mintz  10% 
Kuehn       10% 

b)  Construction  -  Peabody  Construction  and  Cruz  Construction  have 
drafted  a  joint  venture  agreement  which  provides  for  a  90/10  split 
of  obligations  and  benefits  for  all  phases  of  construction.   It  is 
also  contemplated  under  the  agreement  that  Peabody  and  Cruz  may 
divide  responsibilities  by  building  type  with  Peabody  assuming 
the  lead  role  for  the  mldrises  and  Cruz  for  the  lowrises  and  town- 
houses.  This  approach  also  offers  the  potential  for  some  open- 
shop  construction  of  at  least  the  stick-built  townhouses  which 

in  turn  will  open  up  some  more  job  opportunities  for  residents 
and  minorities. 

Note  that  John  Cruz  has  doubled  his  participation  in  both  the  development 
and  construction  joint  ventures  since  our  original  qualifications  proposal. 
This  increase  from  5%  to  10%  resulted  after  it  was  realized  the  redevelop- 
ment would  be  staged  in  three  phases  and  Cruz  Construction  felt  it  could 
reasonably  carry  a  larger  interest  in  such  smaller  phases. 
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Affirmative  Hiring  Plans  (management 
and  construction) 

CPCTF  Relationship 

Joint  Venture  Agreements 
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HOUSING  MANAGEMENT 


Introduction 


The  Columbia  Associates  believe  that  the  property  management  proposal  is 
an  integral  part  of  transforming  the  Columbia  Point  Public  Housing  Develop- 
ment into  the  new  revitalized  Columbia  Point  residential  community  (tenta- 
tively referred  to  as  the  New  Harbor  Point  community).  This  occurs  because 
the  physical  renovation  of  Columbia  Point  is  only  part  of  the  solution  to 
revitalizing  Columbia  Point—the  property  management  operations  before,  dur- 
ing and  after  construction  are  also  critical  to  this  effort.  For  Columbia 
Point  to  be  successful,  the  property  management  operations  must  go  beyond 
good  management  and  maintenance,  to  positively  changing  the  image  of 
Columbia  Point  and  the  attitudes  of  both  residents  and  neighbors. 

Accordingly,  the  property  management  activities  of  the  Columbia 
Associates  team,  are  designed  to  assure: 

1.  A  well -managed  and  maintained  development. 

2.  A  sound  and  close  working  relationship  with  the  residents,  the  BHA, 
the  BRA,  and  the  surrounaing  community  to  foster  an  informed  under- 
standing of  the  development  process. 

3.  A  pleasant,  healthy  and  secure  living  environment  for  the  existing 
and  new  residents.  This  includes  close  coordination  with  the 
existing  residents,  and  BHA  during  both  the  interim  management  and 
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construction  stages  to  minimize  the  difficulties  of  relocation  and 
to  assure  that  construction  can  proceed  properly  without  unnecessary 
disruption  to  residents  and  the  neighboring  community. 

4.  Close  management  ana  relocation  coordination  upon  the  completion  of 
Phase  I  to  expedite  occupancy  and  orientation  of  the  residents  to 
the  renovated  and  newly-constructed  units  and  to  allow  the  timely 
start  of  Phase  II  and  Phase  III  construction. 

5.  Sound  management  of  Phase  I  property  (ana  later  Phase  II  and  Phase 
III  property)  while  Phase  II  and  Phase  III  are  under  construction  to 
ensure  the  cooperation  of  residents,  community,  and  contractor  as 
well  as  to  ensure  the  smooth  operation  of  the  new  housing.  This 
also  includes  the  prompt  resolution  of  construction  warranty  claims 
during  and  after  occupancy  of  Phase  I,  Phase  II,  and  Phase  III. 

6.  A  new  economically  and  racially  integrated  residential  community 
which  will  have  continued  economic  and  social  viability. 

National  Corporation  For  Housing  Partnerships  -  Property  Management  (NCHP-PM) 

The  Columbia  Associates  team  proposes  that  NCHP  Property  Management, 
Inc.  assume  all  of  the  traditional  property  management  functions  for  BHA's 
Columbia  Point  Public  Housing  Development  during  both  the  interim  management 
and  the  permanent  management  stages. 


5-2 


NCHP  Property  Management,  Inc.  (NCHP-PM)  is  the  management  subsidiary  of 
the  National  Corporation  for  Housing  Partnerships  (NCHP).  NCHP-PM  is  the 
nation's  largest  manager  of  privately  owned  low  and  moderate  income  housing 
ana  is  nationally  recognized  as  one  of  the  best  property  management  firms  in 
the  business.  It  has  extensive  staff  experience  in  the  management  and 
operation  of  mixed  income  housing  facilities  for  low,  moderate,  and  market 
rate  residents,  and  for  elderly  and  handicapped  persons.  It  has  always  been 
firmly  dedicated  to  the  principle  that  e^^ery   family  and  person  is  entitled 
to  a  decent  home  with  equal  opportunity  regardless  of  race,  color,  national 
origin,  or  economic  circumstances.  NCHP-PM  is  also  equally  committed  to 
achieving  and  maintaining  the  desired  racial  and  economic  mix  of  residents 
in  the  New  Harbor  Point  community. 

While  the  Washington  based  NCHP-PM  has  9  regional  and  11  district  of- 
fices strategically  located  throughout  the  United  States,  property  manage- 
ment operations  for  both  the  existing  Columbia  Point  Development  and  the  New 
Harbor  Point  Community  will  be  directed  from  NCHP-PM's  New  England  regional 
office.  In  addition,  beginning  with  the  interim  management  stage,  the 
NCHP-PM  property  management  team  will  operate  on-site  both  an  NCHP-PM  dis- 
trict office  and  the  NCHP-PM  Columbia  Point  management  office  which  will  be 
staffed  with  26  full  time  project  staff.  Initially,  the  project  staff  will 
operate  from  the  existing  administration  building  on  Mt.  Vernon  Street. 

The  NCHP-PM  proposed  property  management  team  for  Columbia  Point  will  be 
directed  by  Mr.  Stan  Gibson,  NCHP-PM's  New  England  regional  vice  president. 
Mr.  Gibson,  in  addition  to  his  extensive  property  management  experience  with 
private  residential  property,  has  also  had  nearly  three  years  of  direct 
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experience  with  Columbia  Point.  From  1977  to  1980  Mr.  Gibson  acted  as  BHA's 
Director  of  Revitalization  for  Columbia  Point.  This  local  experience 
combined  with  the  national  resources  of  NCHP-PM  makes  the  NCHP-PM  property 
management  team  uniquely  well  qualified  to  address  the  challenging  oppor- 
tunities for  both  improving  the  management  operations  at  Columbia  Point  and 
successfully  managing  the  New  Harbor  Point  community. 

NCHP-PM  is  committed  to  the  long  term  effort  necessary  to  making  the  New 
Harbor  Point  Development  a  success.  As  stated  above,  the  Columbia 
Associates  team  proposes  that  NCHP-PM  act  as  the  team's  single  property 
management  agent  throughout  the  entire  process  of  revitalizing  Columbia 
Point.  NCHP-PM  will  be  on-site  at  Columbia  Point  from  final  designation 
through  initial  closing,  construction  phases  I,  II  ana  III  and  as  the 
permanent  property  management  agent  for  the  life  of  the  New  Harbor  Point 
community. 
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A.(1)   INTERIM  MANAGEMENT  PLAN 

Definitions 

Throughout  the  management  plan,  the  Columbia  Associates  define  the  tenns 
"interim  management"  and  "permanent  management"  as  follows. 

The  term  "interim  management"  is  used  to  refer  to  the  management  of  the 
public  housing  units,  designated  as  Columbia  Point,  which  will  remain  the 
responsibility  of  the  BHA  until  such  time  they  are  transferred  from  the  BHA 
to  Columbia  Associates.  NCHP-PM  will  contract  with  the  BHA  to  manage  this 
portion  of  Columbia  Point  on  behalf  of  the  BHA. 

The  term  "permanent  management"  is  used  to  refer  to  the  management  of 
the  New  Harbor  Point  units  and  property  which  have  been  transferred  from  the 
BHA  to  Columbia  Associates,  generally  at  the  time  construction  will  com- 
mence. NCHP-PM  will  contract  with  Columbia  Associates  to  manage  this  por- 
tion of  New  Harbor  Point  on  behalf  of  Columbia  Associates. 
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(a)  Timing  for  Assumption  of  Interim  Management  Responsibility  by  NCHP-PW 

Columbia  Associates  proposes  to  assume  interim  property  management 
responsibility  for  the  Columbia  Point  Public  Housing  Development  within  120 
days  following  final  designation  of  Columbia  Associates  as  the  selected 
development  team  for  Columbia  Point,  or  such  earlier  time  as  the  BHA  may 
desire.  This  schedule  is  based  on  the  assumption  that  NCHP-PM  would  begin 
to  negotiate  the  terms  of  the  management  agreement  with  the  BHA  immediately 
following  final  aesignation.  It  is  expected  that  in  60  days  these  negotia- 
tions would  be  finalized  with  the  execution  of  a  management  agreement 
between  BHA  and  NCHP-PM.  NCHP-PM  would  then  assume  interim  management 
responsibilities  for  Columbia  Point  within  60  days  after  execution  of  this 
BHA-NCHP-PM  management  agreement. 

While  NCHP-PM  will  not  assume  on-site  property  management  responsibili- 
ties for  Columbia  Point  until  120  days  after  final  designation,  (or  earlier 
if  so  requested  by  the  BHA),  NCHP-PM  will  begin  its  recruitment,  selection 
and  training  of  existing  Columbia  Point  residents  for  property  management 
staff  positions  immediately  following  final  designation.  As  described  later 
in  this  proposal,  NCHP-PM  is  committed  to  providing  at  least  50%  of  its 
initial  26  on-site  property  management  positions  to  existing  Columbia  Point 
residents. 
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(b)  Scope  of  Interim  Management  Responsibility 

Described  below  are  the  key  elements  of  interim  management  plan  proposed 
by  the  Columbia  Associates  team.  The  purpose  of  this  plan  is  to  describe 
those  NCHP-PM  property  management  activities  for  the  Columbia  Point  Public 
Housing  Development  during  the  interim  management  period,  which  are  designed 
to  assure: 

1.  A  well-managed  and  maintaineo  development. 

2.  A  souna  relationship  between  the  existing  residents  and  management. 

3.  A  pleasant,  healthy,  and  secure  living  environment  for  the  residents, 

4.  A  pleasant  relationship  between  the  development  and  the  surrounding 
community. 

The  management  of  the  Columbia  Point  Public  Housing  Development  by 
NCHP-PM  would  be  carried  out  under  the  direct  supervision  of  BHA  and  subject 
to  the  regulations  of  the  U.S.  Department  of  Housing  and  Urban  Development. 

As  described  above,  the  Columbia  Associates  team  proposed  that  NCHP-PM 
will  assume  all  of  the  traditional  property  management  functions  for  BHA's 
Columbia  Point  Public  Housing  Development  during  the  interim  management 
stage.  The  BHA  NCHP-PM  management  agreement,  which  is  expected  to  be  simi- 
lar to  the  sample  BHA  agreement  reviewed  later  in  this  plan,  will  provide  a 
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detailed  listing  of  the  responsibilities  which  NCHP-PM  will  assume  and  per- 
form with  all  Diligence. 

More  specifically,  NCHP-PM  will. perform  the  following  property  manage- 
ment functions: 

1.  Personnel  Management 

NCHP-PM  will  prepare  an  operating  schedule,  set  job  standards  and 
wage  rates  previously  approved  by  the  BHA;  interview,  hire,  pay,  and 
supervise  all  development  personnel  necessary  to  properly  maintain 
and  operate  the  development. 

2.  Property  Maintenance 

NCHP-PM  will  maintain  the  development  in  accordance  with  the  highest 
standards  achievable  and  consistent  with  the  plans  agreed  on  by  the 
BHA  and  in  compliance  with  the  requirements  of  the  Regulatory 
Agencies,  including  but  not  limited  to  exterior  and  interior  clean- 
ing, painting,  decorating,  plumbing,  steam  fitting,  carpentry,  and 
other  normal  maintenance  and  repair  work  sufficient  to  maintain  the 
occupied  property  in  satisfactory  condition. 

NCHP-PM  will  secure  BHA  approval  for  any  one  item  of  repair  or  re- 
placement if  needed  expenditure  exceeds  $1,000.00  unless  specific- 
ally authorizea  by  the  BHA.  Exceptions  shall  be  cases  where  the 
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prolonging  of  emergency  repairs  might  endanger  life,  property,  or 
the  welfare  of  the  residents  or  any  other  person. 

All  maintenance  requests  from  residents,  or  work  orders  initiated  by 
management,  will  be  recorded  and  will  become  part  of  the  resident's 
file  and  a  document  for  management  review. 

3.  Rent  Collection 

NCHP-PM  will  collect  all  rents  due  from  residents  and  lessees  and 
all  monies  due  from  concessionaires. 

NCHP-PM  will  furnish  the  BHA  an  itemized  list  of  all  rents  and  other 
income  received  each  month  on  or  before  the  fifteenth  (15th)  of  the 
following  month. 

NCHP-PM  will  render  to  the  BHA  a  monthly  report  on  rental  activity. 
That  report  will  reflect  turnover  activity,  indicate  what  units  may 
be  vacant  ana  the  reasons  why,  and  will  contain  any  comments  appli- 
cable under  the  circumstances. 

4.  Continued  Occupancy  for  Existing  Residents 

The  NCHP-PM  will  maintain  a  list  of  existing  Columbia  Point  resi- 
dents and  will  renew  all  leases  and  honor  all  other  provisions  of 
the  April  18,  1981  Columbia  Point  Resident  Rehousing  Agreement. 
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5.  Budget  Preparation  and  Reporting 

NCHP-PM  will  prepare  an  annual  operating  budget  and  will  receive  the 
approval  of  the  BHA,  with  the  execution  of  the  NCHP-PM-BHA  interim 
management  agreement.  Monthly  thereafter  by  the  fifteenth  (15th)  of 
the  following  month,  NCHP-PM  will  furnish  to  the  BHA  a  statement  of 
all  receipts  and  disbursements  for  the  prior  month.  That  report 
will  be  accompanied  by  a  brief  status  summary  of  the  operation,  in- 
cluding any  problems,  resident  complaints,  abnormal  operating  condi- 
tions. A  sample  NCHP-PM  buaget  report  is  provided  in  Attachment  A. 4. 

6.  Accounting  Records 

NCHP-PM  will  maintain  a  comprehensive  set  of  accounting  records 
satisfactory  to  the  BHA  and  to  the  Regulatory  Agencies. 

7.  Bank  Accounts 

NCHP-PM  will  maintain  a  separate  bank  account  under  the  name  of 
"Columbia  Point  Development  Operating  Account."  The  funds  in  this 
account  will  be  used  for  the  payment  of  all  development  expenses 
including  escrows,  administrative  expenses,  operational  expenses, 
maintenance  expenses  and  other  expenditures.  All  deposits  from 
rental  and  other  income  will  be  placed  in  this  account  for  disburse- 
ments to  various  vendors.  All  checks  against  this  account  will  be 
written  from  the  central  office  of  NCHP-PM. 
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8.  Security 

NCHP-PM  will  coordinate  the  provision  of  security  services,  investi- 
gate, and  make  a  full  written  report  of  all  personal  accidents 
relating  to  the  operation  of  the  development,  and  will  cooperate 
with  the  insurance  carriers  to  facilitate  any  claim  handling  that 
may  be  required  from  time  to  time. 

9.  Social  Services  (See  also  Boston  YMCA  Social  Services  Plan) 

NCHP-PM  will  have  a  full  time  social  services  coordinator  as  part  of 
its  on-site  property  management  team.  This  NCHP-PM  social  services 
coordinator  will  assist  in  the  provision  of  adequate  social  services 
through  the  coordination  and  general  oversight  of  recreation  and 
social  services  with  the  Columbia  Point  Community  Task  Force  and  the 
Columbia  Point  Coalition  Group  of  Social  Service  Providers. 

The  NCHP-PM  social  services  coordinator  will  also  be  responsible  for 
coordinating  relocation  efforts  with  on-site  NCHP-PM  property 
management  staff,  the  Task  Force  and  the  NCHP-PM  contractor  provid- 
ing relocation  services. 
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10.   Property  Management  Expenses 

As  prescribed  by  the  sample  BHA  management  agreement,  all  expenses 
incurred  by  NCHP-PM  for  all  off -site  staff  and  expenses  related  to 
the  off-site  staff  will  be  paid  for  out  of  NCHP-PM 's  fee.  Expenses 
paid  for  by  the  development  through  funding  by  the  BHA  and  not  borne 
by  NCHP-PM  are: 

a.  Resident  Manager's  salary  and  related  compensation. 

b.  Cost  of  any  apartment  or  apartments  for  on-site  staff. 

c.  Other  on-site  staff,  such  as  maintenance  personnel  and  custodial 
staff. 

d.  Legal  and  auditing  expenses,  and  finance  and  accounting 
materials  and  services. 

e.  Maintenance  and  repair  costs,  utilities,  taxes,  insurance, 
fringe  benefits  related  to  development  paid  employees  and  other 
normal  operating  expenses. 

f.  Security  personnel. 

g.  Cost  of  preparing  annual  financial  reports  to  HUD. 

h.  Cost  of  lock-box  service,  delinquency  notices,  evictions. 


i.  Cost  of  funding  the  Columbia  Point  Community  Task  Force. 
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Property  To  Be  Managed  by  NCHP-PM 

During  the  interim  management  stage,  NCHP-PM  will  assume  the  responsi- 
bility for  managing  all  of  the  public  housing  residential  property  currently 
owned  by  the  8HA.  This  includes  both  the  occupied  and  vacant  low  rise  resi- 
dential buildings  (twelve  (12)  three-story  buildings),  mid  rise  buildings 
(fifteen  (15)  seven-story  buildings),  the  two  (2)  one-story  non-residential 
buildings  (8HA  Administration  Building  and  the  Boiler  Building),  and  all 
common  areas,  roadways  and  sidewalks  within  the  development.  In  addition, 
when  the  building  is  ready  for  use,  NCHP-PM  will  assume  the  responsibility 
for  maintaining  the  one-story  recreation  building  currently  owned  by  the 
City  of  Boston  Parks  Department  and  operated  in  coordination  with  the 
recreation  staff  at  Columbia  Point.  Finally,  NCHP-PM  will  manage  the 
property  currently  occupiea  by  the  social  service  agencies. 
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(c)  Analysis  of  BHA  Standard  Management  Agreement 

The  standard  Boston  Housing  Authority  management  agreement  is  modeled 
after  the  FHA  form  agreement  which  NCHP-PM  operates  under  on  all  of  its 
properties  currently  in  management.  Therefore,  except  for  the  following 
comments  or  observations,  this  management  agreement  is  acceptable  to  NCHP-PM 
for  the  purposes  of  interim  management  of  Columbia  Point. 

1.  Agent's  Compensation  -  It  is  presumed  that  the  compensation  outlined 
in  Section  1.7.2  was  taken  from  another  actual  management  agreement, 
ana  is  not  representative  of  the  fee  proposed  for  Columbia  Point. 

We  would  propose  a  fee  of  $225  per  unit  per  annum,  paid  on  a  monthly 
basis  after  the  fact,  for  which  full  services  would  be  performed  in 
accordance  with  further  comments  below. 

2.  NCHP-PM  would  pay  for  all  off -site  management  overhead  expenses  out 
of  its  fee,  and  would  not  seek  reimbursement  from  the  development 
for  these  expenses.  However,  as  required  in  Section  1.7.3,  appro- 
priate charges  for  computer  services  would  be  expensed  to  the 
project. 

3.  Use  of  BHA's  Services  -  NCHP-PM  would  be  desirous  of  purchasing  the 
services  and/or  materials  from  the  BHA  for  the  property  on  occasion, 
and  would  also  possibly  request  temporary  assignment  of  Authority 
personnel  as  provided  for  in  Section  1,8.2, 
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4.  NCHP-PM  may  require  a  larger  office  than  a  one-bedroom  unit,  as 
suggested  in  Section  1.8.8.  Possibly,  this  reference  was  to  another 
property,  as  Columbia  Point's  management  would  clearly  require  more 
extensive  on-site  representation  for  development  staff  than  the 
typical  development. 

5.  NCHP-PM  is  in  full  agreement  with  Section  2.0  -  Standard  Services  to 
be  Performed. 

6.  NCHP-PM  is  extremely  experienced  in  budget  preparation,  requiring 
all  of  its  280  properties  to  prepare  annual  budgets,  broken  down  by 
monthly  income  and  expenses,  90  days  prior  to  the  beginning  of  the 
upcoming  fiscal  year.  Section  2.7  of  the  proposed  BHA  management 
agreement  requires  this  process  for  Columbia  Point,  and  there  would 
be  no  problem  with  NCHP-PM  compliance.  Attached  is  a  sample  of  our 
monthly  budget  preparation  package  and  forms.  (See  Attachment  A.l) 

8.  Bookkeeping  System  -  NCHP-PM  maintains  a  fully-automated  bookkeeping 
system  which  incorporates  payroll,  accounts  payable,  general  ledger, 
and  management  reporting.  This  system  is  maintained  at  its  head- 
quarters in  Washington,  D.C.,  with  terminals  in  all  regional  of- 
fices, including  New  England. 

9.  Monthly  Reports  -  NCHP-PM  will  submit  all  reports  as  required  by 
Section  5.2.  Most  of  these  reports  are  currently  being  produced  by 
NCHP-PM  data  processing  equipment  in  a  format  appropriate  to  the 
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reports  requirea.  Example  of  the  disbursements  reports,  the  ac- 
counts payable  report,  and  the  comparative  analysis  of  receipts  and 
disbursements  versus  budget,  are  attached  as  exhibits.  (See  Attach- 
ments A. 2,  A.3,  A. 4) 

10.  NCHP-PM  utilizes  a  manual  on-site  pegboard  rent  roll  system,  which 
is  designed  specifically  for  subsiaized  as  well  as  market  rate  hous- 
ing. This  pegboard  system  incorporates  a  rent  roll  which  provides 
the  information  required  by  the  BHA  management  agreement  as  speci- 
fied in  Section  5.2.8.  Examples  of  the  ledger  cards,  cash  receipts 
journals  and  rent  rolls,  are  attached.  (See  Attachment  A. 5) 

11.  Prevailing  Wages  -  Section  6.5,  as  we  understand  it,  requires  that 
HUD-approved  prevailing  wages  be  paid  to  all  development  employees 
during  the  interim  management.  If  this  is  the  case,  operating  costs 
would  be  significantly  higher  than  those  proposed  in  the  interim 
budget  contained  in  this  proposal.  A  waiver  of  this  policy  is 
therefore  requested. 

12.  Operating  Deficits  and  Subsidy  -  Although  NCHP-PM  proposes  to 
process  all  invoices  and  pay  all  bills  out  of  the  development 
operating  account,  it  assumes  no  liability  or  responsibility  for 
paying  these  invoices  in  the  face  of  insufficient  funds.  Consistent 
with  Section  4.8  of  the  proposed  management  agreement,  NCHP-PM  and 
the  BHA  would,  based  on  the  annual  budget  process,  agree  on  the 
budgeted  monthly  shortfall  or  deficit,  and  would  expect  to  requisi- 
tion funds  monthly  from  the  BHA  out  of  the  operating  subsidy  account 
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to  funa  the  shortfall  in  the  development  operating  account.  A 
reconciliation  would  be  prepared  semi-annually,  to  determine  whether 
the  actual  operating  deficit  is  more  or  less  than  that  budgeted,  and 
appropriate  adjustments  then  made  in  the  monthly  operating  subsidy 
to  be  paid  for  the  last  six  months  of  the  physical  year. 
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(d)  Other  Interim  Management  Considerations 

(1)  Estimate  of  Per  Unit  Cost  for  Private  Management 

NCHP-PM  would  charge  as  its  fee  for  private  management  during  the 
interim  management  period  the  sum  of  $225  per  unit  per  year  for  all  occupied 
units  under  interim  management. 

(2)  Proposed  Management  Budget:  Total  Budget 

The  total  operating  expenses  for  a  12-month  interim  management  period 
are  estimated  as  $2,017,935.  The  details,  assumptions,  and  supporting 
computations  for  this  budget  are  provided  in  Attachment  A. 6. 

Staffing  Expenses 

NCHP-PM 's  proposed  staffing  pattern  and  the  related  salary  expenses  for 
a  12-month  interim  management  period  is  as  follows: 


Job  Title 


Total 
Number    Annual  Salary  (w/o  benefits  &  taxes) 


Resident  Manager 

$30,000 

$30,000 

Assistant  Manager 

16.000 

16,000 

Rental  Clerk/Secretary 

10,500 

10,500 

Social  Services  Coordinator 

23,000 

23,000 

Maintenance  Supervisor 

16,000  + 

apt. 

16.000 

Repairs  Staff 

3 

10,500 

31,500 
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Grounds/Maintenance  Staff      5       8,000  40,000 

Fireman  4      @  $15/hr.  124,080 


5 

8,000 

4 

@  $15/hr. 

9 

@  $7/hr. 

Security  (under  contract)      9      @  $7/hr.  122,304 

(2  @  24  hrs/day  = 
9  positions) 

TOTAL  26  $414,104 

All  employees  will  be  employees  of  NCHP-PM  and  will  be  both  employed  and 
terminated  by  NCHP-PM  as  it  aeems  appropriate.  The  direct  and  related  com- 
pensation for  these  employees,  however,  will  be  based  on  competitive  in- 
dustry wages. 

Training  for  those  Columbia  Point  residents  ana  other  staff  hired  as 
part  of  NCHP-PM 's  on-site  property  management  team  will  be  conducted  by  the 
NCHP-PM  National  Training  Center.  The  NCHP-PM  National  Training  Center  has 
received  its  Institute  of  Real  Estate  Management  (IREM)  designation,  and 
provides  training  to  advance  professional  growth  and  skill  development.  The 
center  is  fully  equipped  with  the  latest  audio/visual  equipment  and  provides 
training  seminars  in  property  management,  maintenance,  and  preventive  main- 
tenance. The  property  management  training  seminars  to  be  provided  in  1983 
include: 

•  Property  Management  I    -  Introduction  to  Property  Management 

§    Property  Management  II   -  Financial  Aspects  of  Property  Management 

•  Property  Management  III  -  Supervision  and  Effective  Leadership 
t    Property  Management  IV   -  Decision  Making  and  Problem  Solving 

Techniques 

•  Property  Management  V    -  Time  Management 
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•  Property  Management  VI   -  Marketing 

•  Property  Management  VII  -  Housing  Management  and  the  Older  American 

•  Property  Management  VIII  -  Psychological/Physiological  Aspects  of 

Aging 

•  Property  Management  IX   -  Communications  and  the  Manager 

(See  Appendix  A. 7  for  an  adaitional  description  of  these  seminars) 

Maintenance  training  is  also  provided  on  topics  such  as  flat  roof 
repairs,  caulking,  insulating  hot  water  pipes,  window  inspection  and  in- 
stallation, weatherstripping  etc. 

These  training  seminars  will  be  available  at  no  cost  to  those  Columbia 
Point  residents  hired  as  part  of  NCHP-PM's  on-site  property  management  team. 

Property  management  personnel  will  also  be  encouraged  to  take  other 
management  courses  sponsored  by  local  vocational  schools  and  colleges,  the 
Real  Estate  Board,  the  Institute  of  Real  Estate  Management,  and  the  National 
Center  for  Housing  Management. 

Fringe  benefits  for  each  employee  will  be  consistent  with  similar 
employment  in  the  industry. 

Employees  will  be  encouraged  to  discuss  any  work-related  problems  or 
grievances  with  the  New  England  regional  vice  president  of  NCHP-PM. 
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Employment,  tennination  of  employment  and  promotions  of  on-site  per- 
sonnel will  be  handled  directly  by  NCHP-PM,  conforming  at  all  times  with 
equal  opportunity  and  affirmative  action  goals  and  requirements. 

Uithin  the  described  staffing  program,  the  Manager  will  have  authority 
and  responsibility  for  organizing  and  directing  the  work  of  all  on-site  em- 
ployees and  will  report  to  NCHP-PM  through  the  NCHP-PM  regional  vice 
president. 
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(3)  Routine  and  Preventive  Maintenance  Schedules 

The  following  maintenance  functions  will  be  carried  out  by  NCHP-PM 
through  the  on-site  staff: 

A.  All  maintenance  complaints  will  be  reported  directly  to  the  develop- 
ment business  office  for  orderly  transmission  to  the  maintenance 
staff  during  office  hours.   In  case  of  an  emergency  after  hours,  a 
24-hour  answering  service  will  be  maintained  to  notify  the  Main- 
tenance Supervisor  who  will  live  on-site. 

B.  Residents  will  be  encouraged  to  report  maintenance  problems  directly 
to  the  development  management  office,  which  will  record  the  com- 
plaint in  duplicate  in  a  suitable  ledger,  provide  one  copy  of  the 
service  order  to  the  maintenance  staff  for  immediate  attention,  and 
retain  the  other  copy  to  determine  if  the  work  has  been  completed. 
Once  the  work  is  completed  and  the  resident  has  acknowledged  this  by 
signing  a  copy  of  the  work  order,  that  copy  is  placed  in  the  resi- 
dent's file  folder.  If  outside  help  is  needed,  the  Resident  Manager 
will  call  in  local  subcontractors. 

C.  Scheduled  maintenance  and  repair  for  installed  equipment  in  ac- 
cordance with  manufacturer's  recommendations  and  the  requirements  of 
equipment  operating  manuals. 

0.  Routine  repairs  to  kitchen  appliances,  electrical,  plumbing,  heating 
and  cooling  apparatus,  and  various  other  maintenance  requirements. 
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E.  Preventive  maintenance  inspections  to  regularly  and  consistently 
ascertain  the  condition  of  each  unit  in  the  development.  Main- 
tenance problems  discovered  during  this  inspection  will  be  repaired 
at  the  earliest  possible  time. 

The  NCHP-PM  preventive  maintenance  system  is  unique  in  the  property 
management  industry.  It  allows  for  systematic  preventive  main- 
tenance without  needless  paperwork  or  expensive  equipment.  The 
components  of  this  system  are: 

(1)  An  on-site  engineering  survey; 

(2)  A  master  inventory  list  of  all  on-site  maintenance  worthy  items; 

(3)  Preventive  maintenance  task  lists; 

(4)  Pre-sorted,  weekly  preventive  maintenance  work  orders; 

(5)  Corrective  maintenance  work  orders;  and 

(6)  Weekly  maintenance  summaries. 

This  system  is  like  none  other  and  is  designed  to  deliver  one 
thing — results. 

F.  All  emergency  repairs  or  replacements  regardless  of  the  time  they 
occur.  Outside  contractors  will  be  called  In  when  necessary. 
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G.   Interiors  of  individual  units  will  be  redecorated  as  needed,  or  as 
occupancy  changes,  or  as  NCHP-PM  may  otherwise  deem  it  necessary. 

H.  Maintenance  of  exterior  areas  in  accordance  with  good  procedures, 
keeping  all  grounds  free  of  litter,  trash  and  paper.  Parking  areas 
will  be  maintained  in  good  repair  and  free  from  dirt  and  litter 
insofar  as  possible. 

I.  Common  areas,  such  as  hallways  and  laundry  rooms,  will  be  swept  and 
cleaned  daily  and  kept  free  of  trash  and  other  debris. 

J.  Garbage  removal  will  be  effected  through  arrangements  with  a  con- 
tractor services  company. 

K.  Extermination  services  will  be  provided  by  both  NCHP-PM  on-site 

staff  and  outside  contractors,  as  necessary,  so  as  to  provide  a  high 
level  of  sanitation  and  cleanliness. 

L.  Subject  to  approval  by  the  BHA,  NCHP-PM  will  make  contracts  or  other 
suitable  arrangements  for  water,  electricity,  gas,  fuel  oil,  tele- 
phone, snow  removal,  elevator  maintenance  and  other  necessary  ser- 
vices, or  such  of  them  as  the  BHA  may  deem  advisable.  NCHP-PM  will 
take  bids  and  place  purchase  orders  for  such  equipment,  tools, 
appliances,  materials,  and  supplies  as  are  necessary  to  properly 
maintain  the  development.  All  such  contracts  and  orders  will  be 
made  in  the  name  of  the  BHA  and  will  be  subject  to  the  limitations 
set  forth  elsewhere  in  this  Plan. 
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In  addition,  the  John  B.  Cruz  Construction  Co.  will  hire,  train,  and 
manage  a  7  person  on-site  maintenance  team,  comprised  of  Columbia 
Point  residents.  This  maintenance  team  will  address  major  main- 
tenance repair  needs  at  Columbia  Point,  including  preparing  vacant 
units  for  the  relocation  needs  of  residents. 
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(4)  Security  Plan 

NCHP-PM's  primary  activities  for  improving  security  at  the  Columbia 
Point  Public  Housing  Development  include: 

A.  The  management  and  supervision  of  24-hour,  7  day  a  week  security 
services  provided  by  private  security  guards  under  contract  to 
NCHP-PM. 

B.  NCHP-PM  on-site  management  efforts  to  foster  resident-initiated  or 
controlled  programs  aimed  at  improving  security  for  Columbia  Point 
residents. 

C.  NCHP-PM's  on-site  management  efforts  to  maintain  a  collaborative 
working  relationship  with  the  City  of  Boston's  Police  Department  and 
other  law  enforcement  agencies  so  that  they  can  provide  the  most 
effective  security  for  Columbia  Point  residents  and  property. 

D.  NCHP-PM's  on-site  management  activity  will  be  coordinated  with  the 
investigative  resources  of  the  City's  Police  Department  with  respect 
to  selected  criminal  activity  on  Authority  property.  In  so  doing, 
the  NCHP-PM  on-site  management  team  will  also  coordinate  its  in- 
vestigative efforts  with  the  existing  BHA  security  investigators. 
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(5)  Tenant-Management  Relationship 

The  Columbia  Associates  team,  and  its  on-site  property  management 
representative,  NCHP-PM,  are  firmly  committed  to  honoring  both  the  letter 
and  spirit  of  the  April  18,  1981  Columbia  Point  Resident  Rehousing  Agreement 
between  the  8HA,  the  BRA,  the  Columbia  Point  Community  Task  Force,  and 
recognized  and  endorsed  by  the  U.S.  Department  of  HUD. 

As  described  earlier,  NCHP-PM  will  perform  its  property  management 
duties  at  Columbia  Point  operating  from  an  on-site  office  with  approximately 
26  on-site  staff  for  the  interim  management  stage.  NCHP-PM  management  staff 
will  meet  with  the  Columbia  Point  Community  Task  Force  at  least  on  a  monthly 
basis  and  more  frequently  if  the  Task  Force  so  desires.  At  these  meetings, 
the  NCHP-PM  management  staff  will  discuss  the  status  of  management  opera- 
tions, problems  which  need  to  be  addressed,  the  status  and  progress  of  rede- 
velopment plans  and  other  areas  of  concern  necessary  to  maintain  supportive 
relations  between  the  residents  of  Columbia  Point  and  the  NCHP-PM  on-site 
property  management  staff.  NCHP-PM  has  also  budgeted  $100,000  per  year  for 
the  Columbia  Point  Community  Task  Force  during  this  period. 

NCHP-PM  believes  that  property  management  is  a  "people  oriented"  busi- 
ness at  all  levels  of  organization.  It  always  promotes  one-on-one  communi- 
cations between  residents,  site  personnel,  managers  and  the  property  owners 
for  each  of  the  hundreds  of  properties  which  it  manages.  NCHP-PM  believes 
that  effective  property  management  requires  people  who  are  sensitive  to  the 
attitudes  of  others--professional  people  who  understand  that  each  person 
must  be  acknowledged  and  appreciated  as  an  inaividual  with  specific  feelings 
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ana  needs.   It  is  this  prevailing  attitude  at  NCHP-PM  that  should  provide  a 
sense  of  security  for  both  the  residents  at  Columbia  Point  as  well  as  the 
administration  of  BHA,  that  their  property  is  in  competent  hands. 
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(6)  Improvements  during  the  Interim  Management  Stage 

During  the  interim  management  stage  the  NCHP-PM  team  intends  to  stabil- 
ize and  improve  living  conditions  at  Columbia  Point. 

In  all  areas  of  management  operations  NCHP-PM  will  work  to  upgrade  the 
management  operations  of  Columbia  Point  to  meet  the  highest  professional 
property  management  standards  as  practiced  by  NCHP-PM  at  its  properties 
throughout  the  country. 

Although  specific  management  improvements  would  more  appropriately  be 
forthcoming  once  NCHP-PM  becomes  more  familiar  with  the  dynamics  of  the 
property,  initial  analysis  indicate  unacceptably  high  heating  costs.  To 
reduce  these  costs  NCHP-PM  would  take  the  following  steps. 

1)  Investigate  the  development  of  a  sophisticated  by-pass  system  so 
that  occupied  buildings  could  be  heated  from  the  central  boilers 
without  heating  empty  buildings  along  the  way. 

2)  As  an  alternative  to  #1,  investigate  the  installation  of  gas  hydro- 
therm  boilers  in  each  occupied  building  and  abandoning  the  central 
heating  system. 

Not  only  woula  the  property  stand  to  save  over  $500,000  a  year  in  fuel 
costs  by  taking  one  of  these  steps,  option  #2,  if  feasible,  would  also 
alleviate  the  need  for  firemen  currently  budgeted  at  $125,000  a  year. 
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The  Columbia  Associates  will  also  spend  up  to  $15,000  a  unit  in  tem- 
porary improvements  so  some  buildings  can  be  totally  vacated,  and  their 
current  occupants  movea  to  new  temporary  units  in  already  partially  occupied 
buildings.  Based  on  family  composition,  these  temporary  improvements  will 
also  provide  separate  living  units  for  some  larger  families  now  forced  to 
share  living  quarters. 

This  consolidation  of  partially  vacant  buildings  will  also  allow  manage- 
ment to  provide  services  more  efficiently  during  the  interim  management 
stage. 
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A. (2)  PRELIMINARY  PERMANENT  MANAGEMENT  PLAN 

(a)  Timing  for  Assumption  of  Permanent  Management  Responsibility  by  NCHP-PM 

Columbia  Associates,  acting  through  NCHP-PM,  proposes  to  assume  per- 
manent management  responsibility  for  property  at  Columbia  Point  as  legal 
title  is  transferred  from  the  BHA  to  Columbia  Associates.  Since  it  is 
anticipated  that  title  for  all  of  BHA's  property  may  not  be  transferred  at 
one  time,  assumption  of  permanent  management  responsibility  will  occur  in  3 
stages,  consistent  with  the  3  stages  of  construction.  Specifically, 
Columbia  Associates  will  initially  assume  permanent  management  responsi- 
bility for  that  BHA  property  first  transferred  to  Columbia  Associates  as 
part  of  Phase  I  construction  activity.  That  BHA  property  not  transferred  to 
Columbia  Associates  for  Phase  I  construction  will  continue  to  be  managed  by 
NCHP-PM  under  the  interim  management  agreement  between  BHA  and  NCHP-PM. 
That  property  which  is  transferred  to  Columbia  Associates  as  part  of  The  New 
Harbor  Point  Phase  I  construction  activity  will  be  managed  by  NCHP-PM  under 
a  management  agreement  between  Columbia  Associates  and  NCHP-PM.  This 
process  of  title  transfer  and  the  subsequent  shift  of  properties  from  the 
interim  management  agreement  between  BHA  and  NCHP-PM  to  the  management 
agreement  between  Columbia  Associates  and  NCHP-PM  will  be  repeated  as 
properties  are  transferred  from  BHA  to  Columbia  Associates  for  the  New 
Harbor  Point  Phase  II  and  Phase  III  construction. 

NCHP-PM  would  assume  permanent  management  responsibility  for  that  BHA 
property  involved  in  the  New  Harbor  Point  Phase  I  construction  program 
approximately  one  year  from  the  date  of  final  developer  designation. 
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Assuming  a  2  1/2  year  construction  period  for  each  phase,  title  transfer  and 
the  assumption  of  permanent  management  responsibilities  for  Phase  II  and 
Phase  III  of  New  Harbor  Point  will  occur  in  3  1/2  and  6  years  respectively 
from  the  time  of  developer  designation. 

For  Phase  I  property,  NCHP-PM  will  assume  permanent  management  respon- 
sibilities 120  days  from  the  transfer  of  title  from  BHA  to  Columbia 
Associates.  The  first  60  days  of  this  120  day  period  will  be  spent  in 
negotiations  with  Columbia  Associates  and  the  Tenant  Task  Force,  and  in 
reviewing  compliance  procedures  for  NCHP-PM's  ongoing  obligations  to  the 
regulatory  agencies  (BHA,  BRA,  HUD,  OCA,  MHFA) .  The  second  60  days  of  this 
120  day  period  will  be  spent  in  finalizing  staffing,  office  and  other 
property  management  activities. 
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(b)  Scope  of  Permanent  Management  Responsibility 

Objectives 

As  described  in  the  introduction  to  the  Housing  Management  Plan,  the 
Columbia  Associates  believe  that  the  property  management  proposal  is  an 
integral  part  of  transforming  the  Columbia  Point  public  housing  development 
into  the  new  revitalized  Columbia  Point  residential  community  (herein  tenta- 
tively referred  to  as  the  New  Harbor  Point  community).  This  occurs  because 
the  physical  renovation  of  Columbia  Point  is  only  part  of  the  solution  to 
revitalizing  Columbia  Point— the  property  management  operations  during  and 
after  construction  are  also  critical  to  this  effort.  For  Columbia  Point  to 
be  successful,  the  property  management  operations  must  go  beyond  good 
management  and  maintenance,  to  positively  changing  the  image  of  Columbia 
Point  and  the  attitudes  of  both  residents  and  neighbors. 

Therefore,  the  activities  of  the  Columbia  Associates  team,  acting 
through  the  on-site  NCHP-PM  property  management  personnel  during  the  per- 
manent management/redevelopment  stage,  are  designed  to  assure: 

1.  A  well-managed  and  maintained  development. 

2.  A  sound  and  close  working  relationship  with  the  residents,  the  BHA, 
the  BRA,  and  the  surrounding  community  to  foster  an  informed  under- 
standing of  the  development  process. 
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3.  A  pleasant,  healthy  and  secure  living  environment  for  the  existing 
and  new  residents.  This  includes  close  coordination  with  the 
tenants  and  BHA  during  all  3  construction  phases  to  minimize  the 
difficulties  of  relocation  and  to  assure  that  construction  can 
proceed  properly  without  unnecessary  disruption  to  tenants  and  the 
neighboring  community. 

4.  Close  management  and  relocation  coordination  upon  the  completion  of 
Phase  I  to  expedite  occupancy  and  orientation  of  the  residents  to 
the  renovated  and  newly-constructed  units  and  to  allow  the  timely 
start  of  Phase  II  ana  Phase  III  construction. 

5.  Sound  management  of  Phase  I  property  (and  later  Phase  II  and  Phase 
III  property)  while  Phase  II  and  Phase  III  are  in  progress  to 
ensure  the  cooperation  of  residents,  community,  and  contractor  as 
well  as  to  ensure  the  smooth  operation  of  the  new  housing.  This 
also  Includes  the  prompt  resolution  of  construction  warranty  claims 
during  and  after  occupancy  of  Phase  I,  Phase  II,  and  Phase  III. 

6.  A  new  economically  and  racially  integrated  residential  community 
which  will  have  continued  economic  and  social  viability. 
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Management  Functions 

The  Columbia  Associates  team,  acting  through  NCHP-PM,  will  assume  all  of 
the  traditional  property  management  functions,  plus  marketing  and  relocation 
functions  during  the  permanent  management  stage.  As  described  above, 
NCHP-PM  will  enter  into  a  permanent  management  agreement  with  Columbia 
Associates.  This  NCHP-PM-Columbia  Associates  management  agreement  will 
provide  a  detailed  listing  of  the  responsibilities  which  NCHP-PM  will  assume. 

More  specifically,  NCHP-PM  management  responsibility  during  the  per- 
manent management  stage,  whether  direct  or  through  a  management  agent,  for 
the  residential  property,  the  commercial  property,  and  the  recreational 
areas  of  the  New  Harbor  Point  Community,  will  include: 

1.  Relocation 

NCHP-PM  will  coordinate  the  relocation  of  existing  residents  from 
the  Columbia  Point  development  into  the  New  Harbor  Point  community 
(see  the  relocation  plan  for  a  more  detailed  discussion  of 
relocation  activities). 

2.  Marketing 

NCHP-PM  will  be  responsible  for  marketing  the  New  Harbor  Point 
community.  A  marketing  team  will  be  retained  by  Columbia  Associates 
to  design  and  implement  the  marketing  plan.  (See  the  affirmative 
marketing  and  integration  plan  for  a  more  detailed  discussion  of 
marketing  activities.) 
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3.  Personnel  Management 

NCHP-PM  will  prepare  an  operating  schedule,  set  job  standards  and 
wage  rates  previously  approved  by  the  Columbia  Associates;  inter- 
view, hire,  pay,  and  supervise  all  development  personnel  necessary 
to  properly  maintain  and  operate  the  development. 

4.  Property  Maintenance 

NCHP-PM  will  maintain  the  development  in  accordance  with  the  highest 
standards  achievable  and  consistent  with  the  plans  agreed  on  by 
Columbia  Associates  and  in  compliance  with  the  requirements  of  the 
Regulatory  Agencies,  incluaing  but  not  limited  to  exterior  and 
interior  cleaning,  painting,  decorating,  plumbing,  steam  fitting, 
carpentry,  and  other  normal  maintenance  and  repair  work  sufficient 
to  maintain  the  occupied  property  in  satisfactory  condition. 

NCHP-PM  will  secure  Columbia  Associates  approval  for  any  one  item  of 
repair  or  replacement  if  needed  expenditure  exceeds  $1,000.00  unless 
specifically  authorized  by  Columbia  Associates.  Exceptions  shall  be 
cases  where  the  prolonging  of  emergency  repairs  might  endanger  life, 
property,  or  the  welfare  of  the  residents  or  any  other  person. 

All  maintenance  requests  from  residents,  or  work  orders  initiated  by 
management,  will  be  recorded  and  will  become  part  of  the  resident's 
file  and  a  document  for  management  review. 
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5.  Rent  Collection 

NCHP-PM  win  collect  all  rents  due  from  residents  and  lessees  and 
all  monies  due  from  concessionaires. 

NCHP-PM  will  furnish  Columbia  Associates  an  itemized  list  of  all 
rents  and  other  income  received  each  month  on  or  before  the 
fifteenth  (15th)  of  the  following  month. 

NCHP-PM  will  render  to  Columbia  Associates  a  monthly  report  on 
rental  activity.  That  report  will  reflect  turnover  activity,  indi- 
cate what  units  may  be  vacant  and  the  reasons  why,  and  will  contain 
any  comments  applicable  under  the  circumstances. 

6.  Occupancy 

The  NCHP-PM  will  perform  those  occupancy  functions  necessary  to 
honor  all  provisions  of  the  April  18,  1981  Columbia  Point  Resident 
Rehousing  Agreement,  to  obtain  residents  for  the  new  units,  and  to 
attempt  at  all  times  to  keep  the  newly  renovated  and  newly 
constructed  buildings  fully  occupied. 

7.  Budget  Preparation  and  Reporting 

NCHP-PM  will  prepare  an  annual  operating  budget  and  will  receive  the 
approval  of  Columbia  Associates,  with  the  execution  of  the  NCHP-PM- 
Columbia  Associates  management  agreement.  Monthly  thereafter  by  the 
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fifteenth  (15th)  of  the  following  month,  NCHP-PM  will  furnish  to 
Columbia  Associates  a  statement  of  all  receipts  and  disbursements 
for  the  prior  month.  That  report  will  be  accompanied  by  a  brief 
status  summary  of  the  operation,  including  any  problems,  resident 
complaints,  abnormal  operating  conditions.  A  sample  NCHP-PM  budget 
report  is  proviaed  in  Attachment  A. 4. 

8.  Accounting  Records 

NCHP-PM  will  maintain  a  comprehensive  set  of  accounting  records 
satisfactory  to  Columbia  Associates  and  to  the  Regulatory  Agencies. 

9.  Bank  Accounts 

NCHP-PM  will  maintain  a  separate  bank  account  under  the  name  of 
"Columbia  Associates  Rental  Agency  Account."  The  funds  in  this 
account  will  be  used  for  the  payment  of  all  development  expenses 
including  escrows,  administrative  expenses,  operational  expenses, 
maintenance  expenses  and  other  expenditures.  All  deposits  from 
rental  and  other  income  will  be  placed  in  this  account  for  disburse- 
ments to  various  vendors.  All  checks  against  this  account  will  be 
written  from  the  central  office  of  NCHP-PM. 

10.  Security 

NCHP-PM  will  coordinate  the  provision  of  security  services,  in- 
vestigate, and  make  a  full  written  report  of  all  personal  accidents 
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relating  to  the  operation  of  the  development,  and  will  cooperate 
with  the  insurance  carriers  to  facilitate  any  claim  handling  that 
may  be  required  from  time  to  time. 

11.  Social  Services  (See  Boston  YMCA  Social  Services  Plan) 

NCHP-PM  will  have  a  full  time  social  services  coordinator  and  a 
full  time  assistant  as  part  of  its  on-site  property  management 
team.  This  NCHP-PM  social  services  coordinator  will  assure  the 
provision  of  adequate  social  services  through  the  coordination  and 
general  oversight  of  recreation  and  social  services  with  the  New 
Harbor  Point  residents  and  the  Columbia  Point  Coalition  Group  of 
Social  Service  Providers.  Where  appropriate,  NCHP-PM  will  assist 
in  obtaining  additional  social  services  for  those  necessary  social 
service  needs  not  addressed  by  the  Columbia  Point  Coalition  Group 
of  Social  Service  Providers. 

The  NCHP-PM  social  services  coordinator  will  also  be  responsible 
for  coordinating  relocation  efforts  with  on-site  NCHP-PM  property 
management  staff,  the  Task  Force  and  the  NCHP-PM  contractor  provid- 
ing relocation  services. 

12.  Property  Management  Expenses 

All  expenses  incurred  by  the  NCHP-PM  for  all  off -site  staff  and 
expenses  related  to  the  off -site  staff  will  be  paid  for  out  of  the 
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NCHP-PM's  fee.  Expenses  paid  for  by  the  development  and  not  borne 
by  NCHP-PM  are: 

a.  Resident  Manager's  salary  and  related  compensation. 

b.  Cost  of  any  apartment  or  apartments  for  on-site  staff. 

c.  Other  on-site  staff,  such  as  maintenance  personnel  and  custodial 
staff. 

d.  Legal  and  auditing  expenses,  and  finance  and  accounting 
materials  and  services. 

e.  Maintenance  and  repair  costs,  utilities,  taxes,  insurance, 
fringe  benefits  related  to  development  paid  employees  and  other 
normal  operating  expenses. 

f.  Security  personnel. 

g.  Cost  of  preparing  annual  financial  reports  to  HUD. 

h.  Cost  of  lock-box  service,  delinquency  notices,  evictions. 

i.  Funding  for  the  New  Harbor  Point  Resident  Association  will  be 
provided  by  the  proposed  $5  million  endowment  fund. 
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Property  To  Be  Managed  by  NCHP-PM 

During  the  permanent  management  stage,  NCHP-PM  will  assume,  either 
directly  or  indirectly,  the  responsibility  for  managing  all  of  the  property 
deeded  to  Columbia  Associates,  including  all  subsequent  improvements  to  this 
property,  as  part  of  the  Columbia  Point  Peninsula  Revitalization  Program. 
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(c)  Other  Permanent  Management  Considerations 

(1)  Management  Staffing 

NCHP-PM's  proposed  staffing  pattern  and  the  related  salary  expense  for  a 
12  month  permanent  management  period  is  as  follows: 


Job  Title 

Site  Manager 

Assistant  Manager 

Leasing  Coordinator 

Leasing  Agent 

Secretary 

Receptionist 

Social  Service  Coordinator 

Assistant  Social  Service 
Coordinator 

Maintenance  Superintendent 

Assistant  Superintendent 

Repairs  Staff 

Grounds/Maintenance  Staff 

Head  Groundskeeper 

Security-Roving  Guard 
(under  contract) 
2  0  24  hrs/day  =  9  positions 

Security-Reception  Guards 
(under  contract) 
4  (3  16  hrs/day  on  weekdays  and 
24  hrs/day  on  weekends  = 
13  positions 

TOTAL 


Number 

Annual  Salary 

'  (w/o 

Total 
benefits  &  taxes) 

1 

$30,000 

$30,000 

2 

20,000 

40,000 

1 

25,000 

25,000 

2 

15,000 

30,000 

2 

10,500 

21,000 

1-1/2 

9,000 

13,500 

1 

25,000 

25,000 

1 

12,000 

12,000 

1 

25,000  + 

apt. 

25,000 

1 

18,000  + 

apt. 

18,000 

14 

4 
10 

@  14,000 
@  12,000 

56,000 
120,000 

16 

8,840 

141,440 

1 

15,000 

15,500 

9 

@  $7/hr 

122.300 

13 


66.5 
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@  $7/hr 


186,368 


$880,608 


All  employees  will  be  employees  of  NCHP-PM  and  will  be  both  employed  and 
terminated  by  NCHP-PM  as  it  deems  appropriate.  The  direct  and  related  com- 
pensation for  these  employees,  however,  will  be  based  on  competitive  in- 
dustry wage. 

Fringe  benefits  for  each  employee  will  be  consistent  with  similar  em- 
ployment in  the  industry. 

Employees  will  be  encouraged  to  discuss  any  work-related  problems  or 
grievances  with  NCHP-PM. 

Employment,  termination  of  employment  and  promotions  of  on-site  per- 
sonnel will  be  handled  directly  by  NCHP-PM,  conforming  at  all  times  with 
equal  opportunity  and  affirmative  action  goals  and  requirements. 

Within  the  described  staffing  program,  the  Manager  will  have  authority 
and  responsibility  for  organizing  and  directing  the  work  of  all  on-site 
employees  and  will  report  to  NCHP-PM  through  the  property  manager  represent- 
ing NCHP-PM. 

Training  for  those  Columbia  Point  residents  and  other  staff  hired  as 
part  of  NCHP-PM's  on-site  property  management  team  will  be  conducted  by  the 
NCHP-PM  National  Training  Center.  The  NCHP-PM  National  Training  Center  has 
received  its  Institute  of  Real  Estate  Management  (IREM)  designation,  and 
provides  training  to  advance  professional  growth  and  skill  development.  The 
center  is  fully  equipped  with  the  latest  audio/visual  equipment  and  provides 
training  seminars  in  property  management,  maintenance,  and  preventive 
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maintenance.  The  Property  Management  Training  Seminars  to  be  provided  in 
1983  include: 


Property  Management  I    -  Introduction  to  Property  Management 
Property  Management  II   -  Financial  Aspects  of  Property  Management 
Property  Management  III  -  Supervision  and  Effective  Leadership 
Property  Management  IV   -  Decision  Making  and  Problem  Solving 

Techniques 
Property  Management  V    -  Time  Management 
Property  Management  VI   -  Marketing 

Property  Management  VII  -  Housing  Management  and  the  Older  American 
Property  Management  VIII  -  Psychological/Physiological  Aspects  of 

Aging 
•    Property  Management  IX   -  Communications  and  the  Manager 

(See  Attachment  A. 7  for  an  additional  description  of  these  seminars) 


Maintenance  training  is  also  provided  on  topics  such  as  flat  roof 
repairs,  caulking,  insulating  hot  water  pipes,  window  inspection  and  in- 
stallation, weatherstripping  etc. 

These  training  seminars  will  be  available  at  no  cost  to  those  Columbia 
Point  residents  hired  as  part  of  NCHP-PM's  on-site  property  management  team. 

NCHP-PM  on-site  property  management  personnel  will  also  be  encouraged  to 
take  other  management  courses  sponsored  by  local  vocational  schools  and 
colleges,  the  Real  Estate  Board,  the  Institute  of  Real  Estate  Management, 
and  the  National  Center  for  Housing  Management. 
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(2)  Tenant  Selection 

The  Columbia  Associates  team  is  committed  to  the  development  of  1587 
units  of  racially  integrated  and  mixed  income  housing  at  New  Harbor  Point 
including  approximately  400  units  of  low  income  housing,  400  units  of 
moderate  income  housing  and  787  units  of  market  rate  housing.  Resident 
selection  is  a  key  element  of  the  property  management  function  which  will  be 
especially  important  at  New  Harbor  Point  to  achieve  these  desired  economic 
and  racial  integration  objectives. 

Tenant  selection  for  New  Harbor  Point  will  take  into  account  both  the 
relocation  needs  of  the  existing  Columbia  Point  residents  and  the  marketing 
effort  necessary  to  establish  the  positive  neighborhood  stability,  pride, 
image  and  attitudes  of  residents  and  neighbors  in  the  New  Harbor  Point 
community. 

The  existing  residents  of  Columbia  Point  will  be  given  priority  in 
selection  for  residency  provided  that  they  meet  income  and  other  HUD/BHA 
eligibility  requirements.  Columbia  Associates  anticipates  approximately  360 
family  units  and  40  elderly  units  will  be  used  for  relocating  existing 
Columbia  Point  residents. 

Given  the  priority  and  relocation  needs  of  the  existing  residents,  the 
tenant  selection  procedures  for  all  low  and  moderate  income  residents  (and 
market  rate  residents  as  appropriate)  proposed  by  NCHP-PM  would  be  as 
follows: 
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A.  During  construction  ana  prior  to  availability  of  finished  quarters, 
temporary  office  space  will  be  provided  to  facilitate  rent-up 
activity.  Moael  apartments  will  be  created,  together  with  in- 
formational literature  on  the  New  Harbor  Point  community  and  its 
amenities. 

Marketing  efforts  will  be  conducted  according  the  marketing  plan 
described  later  in  this  proposal.  Advertising  will  be  conducted  in 
the  media  in  accordance  with  this  Affirmative  Integration  and 
Marketing  Plan.  In  addition  to  these  broader  marketing  efforts,  and 
sufficiently  prior  to  that  advertising,  an  inquiry  list  will  also  be 
developed  and  maintained.  From  this  inquiry  list,  applications  will 
be  later  invited,  leading  to  a  review  and  eventual  interviewing  of 
applicants  and  their  final  selection.  NCHP-PM  will  also  establish  a 
dialogue  with  appropriate  neighborhood  organizations  in  the  interest 
of  identifying  desirable  applicants. 

B.  NCHP-PM  will  require  formal  applications  together  with  the  required 
verifications  of  age,  employment,  and  income  and  other  supporting 
documents  necessary  for  each  applicant. 

C.  Applications  for  new  tenants  will  be  checked  for  eligibility  deter- 
mination by  NCHP-PM,  including  a  check  of  past  credit  references  of 
eligible  applicants. 

D.  Inspection  of  each  dwelling  unit  by  NCHP-PM  and  the  new  resident 
will  be  scheduled,  and  a  check  list  of  the  unit's  condition  will  be 
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signed  by  NCHP-PM  and  the  resident  upon  occupancy.  Instructions 
will  be  provided  the  resident  for  maintaining  the  unit. 

E.  As  residents  are  accepted  for  occupancy,  NCHP-PM  will  conduct  an 
orientation  session  with  each  family.  That  meeting  will  include 
dialogue  with  the  family  regarding  their  interests,  expectations 
regarding  their  life  on  the  property,  and  encouragement  to  partici- 
pate in  the  community  life  of  the  development. 

F.  All  new  occupancies  will  be  scheduled  carefully  so  that  access  to 
the  buildings  is  available  with  a  minimum  of  delay.  NCHP-PM  will 
coordinate  the  plans  of  residents  for  moving  their  personal  effects. 

G.  Residents  will  be  placed  in  apartments  of  appropriate  size  for  the 
composition  and  size  of  the  family  unit. 

H.  The  NCHP-PM  development  business  office  will  be  open  as  follows: 

1.  Office  hours,  if  less  than  95%  occupancy,  will  be: 

Monday  -  Saturday  9:00  a.m.  -  5:00  p.m.  (or 

later  during  summer  months) 

Sunday  10:00  a.m.  -  4:00  p.m. 

2.  Office  hours  during  95%  occupancy  or  better  will  be: 

Monday  -  Friday  9:00  a.m.  -  5:00  p.m.  (or 

later  during  summer  months) 

Saturday  10:00  a.m.  -  3:00  p.m. 
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I.  All  provisions  of  the  rental  agreement  will  be  explained  thoroughly 
prior  to  the  time  the  agreement  is  signed,  and  each  resident  will  be 
provided  with  an  original  copy  of  the  agreement  for  the  resident's 
permanent  records. 

J.  The  resident  will  be  required  to  pay  the  first  month's  rent  in 
advance. 

K.  A  security  deposit  in  an  amount  equal  to  one  month's  Total  Family 
Contribution  will  be  paid  by  the  resident  upon  acceptance  of  the 
lease  application,  and  the  deposit  will  be  held  in  a  separate 
depository  approved  by  the  U.S.  Government  on  behalf  of  the  resident 
in  an  interest-bearing  account,  which  interest  shall  be  credited  to 
the  resident  according  to  resident's  share  of  total  amount  of 
deposit. 
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(3)  Assignment  and  Eviction  Criteria 

Selection  and  Assignment  Criteria 

For  the  market  rate  and  moderate  income  units  no  special  selection  and 
assignment  criteria  will  be  established  other  than  what  is  required  to  meet 
the  economic  and  racial  integration  objectives.  The  traditional  review  of 
credit  history,  housekeeping  practices  and  other  suitability  standards  will 
be  used.  Since  it  is  expected  that  the  supply  of  units  will  exceed  demand" 
during  the  initial  rent -up  period,  any  first  come  first  serve  policy  would 
be  unnecessary. 

It  is  expected  that  the  low  income  units  will  be  occupied  by  the  current 
residents  of  Columbia  Point,  with  a  minimum  turnover  of  units.  To  the 
extent  that  these  subsidized  units  do  become  available,  the  traditional 
review  of  credit  history,  housekeeping  practices  and  other  suitability 
standards  will  be  used  in  conjunction  with  a  first  come  first  serve  policy. 

Evictions 

The  provisions  of  the  standard  NCHP-PM  lease  will  be  strictly  enforced 
by  management  in  accordance  with  the  requirements  of  federal,  state,  and 
local  law.  Sample  copies  of  the  standard  NCHP-PM  conventional  and  Section  8 
leases  are  attached  (See  Attachments  A. 8  and  A. 9). 
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(4)  Tenant  Grievance  Procedures 

Assuming  no  government  subsidy  is  in  place  for  the  development,  the 

lease  will  govern  all  tenant-management  relations.  If  a  government  subsidy 

is  in  place,  which  requires  a  grievance  procedure,  then  the  required  proce- 
dures will  be  complied  with. 

As  previously  described  in  the  interim  management  plan,  NCHP-PM  is 
extremely  sensitive  to  the  needs  of  its  residents.  In  all  cases,  NCHP-PM, 
through  its  on-site  property  management  staff  and  especially  the  efforts  of 
its  social  services  coordinator,  strives  to  work  out  amicable  solutions  to  a 
resident's  problems  before  they  become  serious. 
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(5)  General  Maintenance,  Preventive  Maintenance  and  tjork  Orders 

The  following  maintenance  functions  will  be  carried  out  by  NCHP-PM 
through  the  on-site  staff. 

A.  All  maintenance  complaints  will  be  reported  directly  to  the  develop- 
ment business  office  for  orderly  transmission  to  the  maintenance 
staff  during  office  hours.  In  case  of  an  emergency  after  hours,  a 
24-hour  answering  service  will  be  maintained  to  notify  the  Main- 
tenance Supervisor.. 

B.  Residents  will  be  encouraged  to  report  maintenance  problems  directly 
to  the  development  office,  which  will  record  the  complaint  in  dup- 
licate in  a  suitable  ledger,  provide  one  copy  of  the  service  order 
to  the  maintenance  staff  for  immediate  attention,  and  retain  the 
other  copy  to  determine  if  the  work  has  been  completed.  Once  the 
work  is  completed  and  the  resident  has  acknowledged  this  by  signing 
a  copy  of  the  work  order,  that  copy  is  placed  in  the  resident's  file 
folder.  If  outside  help  is  needed,  the  Resident  Manager  will  call 
in  local  subcontractors. 

C.  Scheduled  maintenance  and  repair  for  installed  equipment  in  ac- 
cordance with  manufacturer's  recommendations  and  the  requirements  of 
equipment  operating  manuals. 

D.  Routine  repairs  to  kitchen  appliances,  electrical,  plumbing,  heating 
and  cooling  apparatus,  and  various  other  maintenance  requirements. 
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E.  Preventive  maintenance  inspections  to  regularly  and  consistently 
ascertain  the  condition  of  each  unit  in  the  development.  Main- 
tenance problems  discovered  during  this  inspection  will  be  repaired 
at  the  earliest  possible  time. 

The  NCHP-PM  preventive  maintenance  system  is  unique  in  the  property 
management  industry.  It  allows  for  systematic  preventive  main- 
tenance without  needless  paperwork  or  expensive  equipment.  The 
components  of  this  system  are; 

(1)  An  on-site  engineering  survey; 

(2)  A  master  inventory  list  of  all  on-site  maintenance  worthy  items; 

(3)  Preventive  maintenance  task  lists; 

(4)  Pre-sorted,  weekly  preventive  maintenance  work  orders; 

(5)  Corrective  maintenance  work  orders;  and 

(6)  Weekly  maintenance  summaries. 

This  system  is  like  none  other  and  is  designed  to  deliver  one 
thing --results. 

F.  All  emergency  repairs  or  replacements  regardless  of  the  time  they 
occur.  Outside  contractors  will  be  called  in  when  necessary. 
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G.  Interiors  of  individual  units  will  be  redecorated  as  needed,  or  as 
occupancy  changes,  or  as  NCHP-PM  may  otherwise  deem  it  necessary. 

H.  Maintenance  of  exterior  areas  in  accordance  with  good  procedures, 
keeping  all  grounds  free  of  litter,  trash  and  paper.  Parking  areas 
will  be  maintained  in  good  repair  and  free  from  dirt  and  litter 
insofar  as  possible. 

I.  Common  areas,  such  as  hallways  and  laundry  rooms,  will  be  swept  and 
cleaned  daily  and  kept  free  of  trash  and  other  debris, 

J.  Garbage  removal  will  be  effected  through  arrangements  with  a  con- 
tractor services  company. 

K.  Extermination  services  will  be  provided  by  both  NCHP-PM  on-site 

staff  and  outside  contractors,  as  necessary,  so  as  to  provide  a  high 
level  of  sanitation  and  cleanliness. 

L.  Subject  to  approval  by  Columbia  Associates,  NCHP-PM  will  make  con- 
tracts or  other  suitable  arrangements  for  water,  electricity,  gas, 
fuel  oil,  telephone,  snow  removal,  elevator  maintenance  and  other 
necessary  services,  or  such  of  them  as  Columbia  Associates  may  deem 
advisable.  NCHP-PM  will  take  bids  and  place  purchase  orders  for 
such  equipment,  tools,  appliances,  materials,  and  supplies  as  are 
necessary  to  properly  maintain  the  development.  All  such  contracts 
and  orders  will  be  made  in  the  name  of  Columbia  Associates  and  will 
be  subject  to  the  limitations  set  forth  elsewhere  in  this  Plan. 
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In  addition,  for  the  duration  of  the  construction  activity  the  John 
B.  Cruz  Construction  Co.  will  manage  a  7  person  on-site  maintenance 
team,  comprised  of  Columbia  Point  residents,  hired  and  trained  by 
J.B.  Cruz.  This  maintenance  team  will  address  any  major  maintenance 
repair  needs  in  the  New  Harbor  Point  Community. 
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(6)  Security  Plan 

NCHP-PM's  primary  activities  for  providing  security  at  the  New  Harbor 
Point  Community  include: 

A.  The  management  and  supervision  of  both  24-hour,  7  day  a  week 
security  services  provided  by  roving  private  security  guards  under 
contract  to  NCHP-PM  and  security  guards  in  the  lobby  of  the  elderly 
buildings  and  other  selected  non-elderly  mid-rise  and  high-rise 
buildings.  These  building  based  security  guards  will  be  on-site  16 
hours/day  during  weekdays  and  24  hours/day  on  weekends. 

B.  All  buildings  in  the  New  Harbor  Point  Community,  other  than  the 
townhouses,  will  have  a  built-in  closed  circuit  TV  monitoring  system 
and  a  "entra-guard"  type  lobby  entrance  system.  The  closed  circuit 
TV  monitoring  system  will  be  monitored  at  a  central  station  24  hours 
a  day  7  days  a  week. 

C.  NCHP-PM  on-site  management  efforts  to  foster  resident-initiated  or 
controlled  programs  aimed  at  improving  security  for  the  residents  of 
the  New  Harbor  Point  Community. 

D.  NCHP-PM's  on-site  management  efforts  to  maintain  a  collaborative 
working  relationship  with  the  City  of  Boston's  Police  Department  and 
other  law  enforcement  agencies  so  that  they  can  provide  the  most 
effective  security  for  the  New  Harbor  Point  residents  and  their 
property. 
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E.  NCHP-PM's  on-site  management  activity  will  be  coordinated  with  the 
investigative  resources  of  the  City's  Police  Department  with  respect 
to  selected  criminal  activity  on  New  Harbor  Point  property. 
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(7)  Financial  Plan 

Proposed  Management  Budget 

The  budget,  using  1983  dollars,  for  stabilized  operations  once  all  three 
phases  are  complete  is  attached.  These  numbers  are  preliminary  and  subject 
to  change  as  the  final  detailed  design  is  developed.  Narrative  comments  on 
each  budget  line  are  also  included  (see  Attachment  A. 10). 

Estimate  of  Per  Unit  Cost  for  Private  Management 

NCHP-PM  would  charge  as  its  fee  for  private  management  during  the  post 
construction  permanent  management  period,  the  sum  of  $225  per  unit  per 
year.  Assuming  that  after  construction  there  are  1,587  units  at  New  Harbor 
Point,  this  would  amount  to  a  total  annual  management  fee  of  $357,075. 
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(8)  Private  Management  of  Public  Facilities 

NCHP-PM  will  manage  and  maintain  all  the  property  in  the  New  Harbor 
Point  Community  which  is  owned  by  Columbia  Associates.  This  will  include 
all  Columbia  Associate  owned  public  facilities  such  as  streets,  lighting, 
parks,  bus  shelters  and  community  facilities. 

Public  facilities  not  owned  by  Columbia  Associates  will  be  managed  and 
maintained  by  the  appropriate  public  agency  with  jurisdiction  over  the 
property. 
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(9)  Tenant  -  Management  Relationship 

As  discussed  in  the  interim  management  plan,  NCHP-PM  believes  that 
property  management  is  a  "people  oriented"  business.  It  always  promotes 
one-on-one  communications  between  residents,  site  personnel,  managers  and 
the  property  owners  for  each  of  the  hundreds  of  properties  which  it 
manages.  NCHP-PM  believes  that  effective  property  management  requires 
people  who  are  sensitive  to  the  attitudes  of  others--professional  people  who 
understand  that  each  person  must  be  acknowledged  and  appreciated  as  an 
individual  with  specific  feelings  and  needs. 

NCHP-PM  also  believes  that  a  strong,  informed  residents  association  is 
an  asset  for  any  rental  housing  development.  This  will  be  especially  true 
for  the  New  Harbor  Point  conmunity  with  its  objective  of  establishing  a 
uniquely  well  integrated  racial  and  economic  mix  of  residents. 

Accordingly,  NCHP-PM  is  committed  to  and  will  support  the  establishment 
of  the  New  Habor  Point  Resident  Association  to  inform,  involve,  and 
represent  all  of  the  residents  of  the  New  Harbor  Point  community.  NCHP-PM 
has  budgeted  $100,000  per  year  to  support  the  establishment  and  operation  of 
the  New  Harbor  Point  Resident  Association.  It  is  anticipated  that  the 
existing  members  of  the  Columbia  Point  Community  Task  Force  will  join  with 
the  new  residents  to  form  the  New  Harbor  Point  Resident  Association. 

In  addition,  a  $5,000,000  endowment  fund  will  be  established  from 
development  proceeds  by  Columbia  Associates.  The  interest  generated  by 
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these  funds,  totaling  approximately  $500,000  per  year,  will  be  available  for 
to  support  activities  desired  by  the  New  Harbor  Point  Residents  Association. 

NCHP-PM  will  also  provide  for  resident  participation  in  the  management 
of  New  Harbor  Point.  To  do  so,  NCHP-PM  management  staff  will  meet  with  the 
New  Harbor  Point  Resident  Association  at  least  on  a  monthly  basis  to  discuss 
plans  ana  problems,  and  to  hear  from  the  resident  association  on  whatever 
concerns  it  may  have.  NCHP-PM  management  staff  will  make  every  reasonable 
effort  to  respond  promptly  to  resident  concerns  as  reported  by  the  resi- 
dents' association  and  the  association,  in  turn,  should  make  every   reason- 
able effort  to  cooperate  with  NCHP-PM  in  property  management  and  main- 
tenance. NCHP-PM  will  also  make  every   reasonable  effort  to  provide 
training,  and  management  and  maintenance  employment  opportunities  for 
qualified  residents  of  New  Harbor  Point.  In  summary,  the  NCHP-PM  management 
staff  will  strive  to  do  all  that  is  possible  to  establish  and  maintain 
supportive  relations  between  the  residents  of  New  Harbor  Point  and  the 
NCHP-PM  on-site  property  management  staff. 
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(d)  Example  of  New  Management,  Tenant  Assignment  and  Security  Operations 
for  a  Typical  36-Unit  Building 

Tenant  Assignment 

The  prospective  resident  upon  their  first  visit  to  the  New  Harbor  Point 
community  will  be  greeted  by  the  friendly  NCHP-PM  marketing  staff  located  in 
the  on-site  marketing  office.  Following  a  tour  of  the  model  units  and  a 
walk  through  the  various  villages,  the  prospective  resident  will  choose  the 
New  Harbor  Point  community  as  their  new  home. 

Following  the  completion  of  an  New  Harbor  Point  application  and  the  pay- 
ment of  a  token  unit  reservation  deposit,  the  sales  staff  will  perform  the 
traditional  review  of  credit  history,  housekeeping  practices  and  other  suit- 
ability standards.  After  the  applicant  is  accepted  for  occupancy,  NCHP-PM 
will  schedule  and  conduct  an  orientation  session  with  each  new  resident. 
This  meeting  will  include  a  dialogue  with  the  resident  (and  their  family) 
concerning  their  interests  and  expectations  associated  with  their  residence 
in  the  New  Harbor  Point  community  as  well  as  encourage  them  to  participate 
in  the  community  life  of  the  development.  After  lease  signing,  receipt  of 
the  security  deposit,  and  a  tour  of  the  unit,  the  keys  to  the  unit  will  be 
provided  to  the  new  resident. 

Management 

The  two  primary  elements  of  property  management  experienced  by  residents 
of  the  New  Harbor  Point  Community  are  rent  payment  and  maintenance.  Monthly 
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rent  payments  may  be  either  delivered  or  mailed  to  the  on-site  property 
management  office. 

All  maintenance  requests  will  be  reported  by  the  resident  to  the  New 
Harbor  Point  property  management  office  during  office  hours.   In  case  of  an 
emergency  after  hours,  a  24-hour  answering  service  will  be  available  to  the 
resident. 

For  emergency  maintenance  requests.  New  Harbor  Point  residents  will  be 
able  to  expect  an  immediate  response,  usually  within  minutes.  For  a  routine 
maintenance  request,  the  resident  will  receive  a  maintenance  response  to 
correct  the  problem  within  48  hours. 

For  other  issues  associated  with  community,  apartment,  or  townhouse 
living,  the  New  Harbor  Point  social  service  coordinator  will  be  on  hand  to 
respond  to  the  resident's  needs. 

Security 

All  residents  of  the  New  Harbor  Point  community  will  feel  secure  in 
their  community  because  of  the  combination  of  on-site  security  guards,  the 
building  security  features,  and  the  support  of  their  neighbors. 

All  residents  of  the  New  Harbor  Point  community,  will  have  24  hour  7  day 
a  week  telephone  access  to  the  community's  on-site  security  guards.  In 
addition,  all  residents,  other  than  those  living  in  the  townhouses,  will 
have  the  adaitional  security  of  a  built-in  closed  circuit  TV  monitoring 


5-62 


system  and  a  "entra-guard"  type  lobby  entrance  system  in  their  buildings. 
The  closed  circuit  TV  monitoring  system  will  be  watched  by  security  staff  at 
an  on-site  central  station  24  hours  a  day  7  days  a  week,  to  provide  a  quick 
response  to  any  security  problems  which  may  arise. 

Residents  of  the  elderly  buildings  and  other  selected  non-elderly 
mid-rise  and  high-rise  buildings  will  have  the  added  security  of  a  security 
guard  posted  in  their  building  16  hours  a  day  during  weekdays  and  24  hours  a 
day  on  the  weekends. 

Finally,  the  most  satisfying  security  will  be  provided  by  the  warm 
association  of  friends  and  neighbors  in  the  New  Harbor  Point  Community. 
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B.   AFFIRMATIVE  MARKETING  AND  INTEGRATION 

(1)  Overall  Strategy  for  Changing  the  Public  Image  of  Columbia  Point 

Importance  of  the  Marketing  Plan 

The  successful  revitalization  of  Columbia  Point  depends  not  only  upon  a 
new  site  plan  and  physical  improvements,  new  and  effective  property  manage- 
ment, new  attitudes  among  existing  residents  and  surrounding  neighbors,  but 
perhaps  most  importantly  upon  a  new  image  for  Columbia  Point.  This  new 
image  is  important  not  only  for  general  marketing  purposes,  but  it  is 
critically  important  to  attract  the  new  moderate  and  market  rate  residents 
necessary  for  the  achievement  of  an  economically  and  racially  mixed  new 
consnunity  at  Columbia  Point. 

The  Columbia  Associates  Team  clearly  recognizes  the  critical  role  of 
aeveloping  and  marketing  a  new  image  for  Columbia  Point.  The  Team,  pri- 
marily through  the  experience  of  the  National  Corporation  for  Housing 
Partnerships  (NCHP),  also  brings  with  it  a  successful  track  record  in  creat- 
ing new  residential  communities,  which  prior  to  NCHP's  involvement  had  poor 
public  images  comparable  to  what  currently  exists  at  Columbia  Point. 

The  Columbia  Associates  Marketing  Approach 

Based  on  successful  past  experiences,  it  would  be  inappropriate  at  this 
stage  of  the  development  process  for  the  Columbia  Associates  Team  to  present 
either  a  comprehensive  or  even  a  rudimentary  marketing  plan  for  Columbia 
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Point.  This  type  of  plan  is  more  appropriately  developed  after  the  comple- 
tion of  a  thorough  housing  market  analysis,  and  the  subsequent  development 
of  a  well  focused  marketing  campaign  by  qualified  marketing  and  public  rela- 
tions professionals.  Both  the  market  analysis  and  the  marketing  campaign 
are  normally  developed  after  the  development  team  is  selected. 

At  this  stage  of  the  development  process,  it  is  appropriate  for  the 
Columbia  Associates  Team  to  outline  their  thoughts  on  the  process  to  be 
followed,  initial  thoughts  on  marketing  concepts,  and  examples  of  comparable 
Team  efforts. 

Market  Analysis 

As  described  above,  one  of  the  first  steps  in  developing  a  marketing 
plan  for  Columbia  Point  is  the  analysis  of  the  local  and  regional  housing 
market.  This  analysis  serves  two  purposes.  First,  it  identifies  the  target 
population  for  the  new  revitalized  Columbia  Point.  Second,  it  begins  to 
formulate  the  new  image  of  Columbia  Point  which  must  be  established  to  at- 
tract this  target  population. 

While  the  RFP  for  Columbia  Point  clearly  establishes  the  parameters  for 
the  desired  racial  mix  and  the  low,  moderate,  and  market  rate  income  mix  for 
the  new  Columbia  Point,  substantial  additional  work  must  be  done  to  identify 
the  age  group,  income  levels,  household  size,  and  other  demographic  charac- 
teristics of  prospective  renters  at  Columbia  Point.  Examples  of  other  ques- 
tions which  must  be  answered  include: 
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1.  What  Is  the  appropriate  bedroom  mix  for  this  market? 

2.  What  are  the  housing  preferences  and  life  styles  of  this  prospec- 
tive market? 

3.  What  housing  provides  the  local  competition  for  this  market? 

4.  What  are  the  advantages  and  disadvantages  of  Columbia  Point  com- 
pared with  the  local  competition? 

5.  What  %   of  the  local  rental  market  must  be  captured  to  meet  the 
projected  leasing  schedule?  etc. 


New  Image 

Following  the  completion  of  the  market  analysis  a  road  map  will  be  in 
place  for  the  development  of  the  appropriate  new  image  for  Columbia  Point, 
necessary  to  attract  the  designated  target  population.  A  specialized 
marketing  consultant  will  be  hired  to  develop  and  assist  with  the 
implementation  of  the  marketing  plan. 

Similar  to  past  efforts,  the  Columbia  Point  Team  will  then  look  to  past 
experiences  of  its  own  and  others  to  develop  the  most  effective  approach  to 
developing  a  new  image  for  Columbia  Point.  Numerous  comparable  examples 
exist.  NCHP's  experiences  in  transforming  the  nearly  abandoned  Shirley  Duke 
low  rent  institutional  development  into  the  new  prestigious  mixed  income 
Foxchase  of  Alexandria,  Baltimore's  dilapidated  waterfront  neighborhood  into 
the  fashionable  mixed  income  new  Harbor  Walk  neighborhood,  and  Hartford's 
downtrodden,  crime  ridden,  city  neighborhood  into  a  1920' s  revival  Clements 
Place  Community,  provide  a  few  examples  of  recent  NCHP  successes  in  develop- 
ing and  marketing  a  new  image  for  existing  residential  areas  with  historic- 
ally strong  negative  images.  In  these  NCHP  examples,  like  Columbia  Point, 
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the  old  public  image  was  so  strongly  negative  that  the  marketing  efforts 
were  not  directed  towards  improving  the  images  of  these  areas,  but  rather 
doing  away  with  the  old  image  forever  and  replacing  it  with  a  totally  new 
image. 

At  Columbia  Point  the  elements  of  the  existing  unfavorable  public  image 
are  clear.  Columbia  Point  is  currently  perceived  by  the  public  as  a  crime 
ridden,  isolated,  and  mostly  abandoned  public  housing  "project".  The  size 
of  the  development  and  the  severely  deteriorated  image  of  Columbia  Point 
make  its  marketing  unusually  challenging. 

Also  equally  clear,  however,  are  the  positive  attributes  of  Columbia 
Point.  These  include  the  waterfront  location  and  view  of  the  ocean  and 
Boston  Harbor,  the  proximity  to  and  view  of  downtown  Boston,  and  the 
emergency  of  the  new  Columbia  Point  Community  led  by  U  Mass  and  the  Kennedy 
Library. 

In  the  most  elementary  way,  these  positive  natural  features  of  Columbia 
Point,  when  combined  with  the  Columbia  Associates  Team's  designed  improve- 
ments to  the  topography,  structures,  amenities,  and  transportation  for 
Columbia  Point,  provide  the  foundation  for  the  marketing  theme  for  the  new 
Columbia  Point: 


"...a  new  community  consisting  of  village  housing  on  the  waterfront 
in  an  urban  setting..." 
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This  theme  will  be  capitalized  upon  by  first  changing  the  physical 
approach  to  Columbia  Point  from  the  existing  route  up  Mt.  Vernon  Street 
to  a  new  access  road  which  passes  by  U  Mass  and  the  Kennedy  Library. 
This  new  road  will  lead  the  prospective  new  resident  to  the  eastern  end 
of  the  new  site  where  the  initial  transformation  of  Columbia  Point 
during  phase  I  will  occur.  This  new  road  to  the  development  will  also 
serve  to  weave  U  Mass  and  the  Kennedy  Library  into  the  new  Columbia 
Point  Community.  Also,  while  well  connected  to  the  rest  of  Boston 
through  improved  rail, bus  and  water  transportation,  the  new  Columbia 
Point  will  also  be  a  nearly  self-sufficient  new  community.  Approxi- 
mately 45,000  square  feet  of  commercial  space  will  provide  uses  such 
as:  movies,  restaurants,  groceries,  banks,  drug  stores,  dry  cleaners, 
hair  dressers,  hardware  stores,  24-hour  convenience  stores  and  others 
which  will  serve  the  New  Harbor  Point  community,  U  Mass,  and  the  sur- 
rounding communities. 

Of  course,  abundant  on-site  recreational  facilities  including 
swimming,  tennis,  and  sailing  marina,  combined  with  parks,  open  space, 
the  waterfront  and  well  equipped  apartments  including  amenities  such  as 
dishwashers,  disposals,  washer/dryer,  air  conditioning,  underground 
parking,  security  guards,  closed  circuit  TV  security  system,  etc.,  will 
also  contribute  to  the  desirability  of  this  new  dynamic  waterfront 
community. 
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Examples  of  Comparable  NCHP  Marketing  Efforts 

For  a  more  detailed  description  of  a  sample  marketing  plan  and 
sample  marketing  brochures,  the  marketing  materials  for  NCHP's  Foxchase 
and  Clements  Place  Communities  are  provided  in  Attachments  B.l,  B.2, 
and  B.3. 
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(2)  Timetable  for  the  Marketing  Plan 

1.  Construction  Schedule:  Phase  I  -   Start:  7/1/84 

End:  7/1/86  (24  months) 

Phase  II  -  Start:  1/1/87 

End:  1/1/89  (24  months) 

Phase  III  -  Start:  7/1/89 

End:  7/1/91  (24  months) 


2.  #  Units  Available   Phase  I    Phase  II    Phase  III   Total 

#  Units   »  Units    #  Units     #  Units 


545 


738 


304 


1587 


3.  Rent-Up  and  Marketing   Phase  I  -   Start:  10/1/85 

Schedule:                    End:  4/1/87 

Phase  II  -  Start:  4/1/88 

End:  4/1/90 

Phase  III  -  Start:  10/1/90 

End:  8/1/91 

Assumptions: 

-  Units  begin  to  become  available  for  rent-up  and  marketing  15 
months  after  the  start  of  construction. 

-  Units  are  rented  up  at  a  rate  of  30  per  month. 
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[3)     Description  of  Staffing  and  Budget 


1.  Staffing: 


Job  Title 

Leasing  Coordinator 

Leasing  Agents  (Full  Time) 

Leasing  Agents  (Part  Time) 


Number    Annual  Salary 

1  $25,000  X  6  yrs. 

2  15,000  X  6  yrs. 

3  10,000  X  3.9  yrs. 
10%  benefits     $447,000 
12%  pay  tax       44,700 
workmen's  comp.      849 

$546,189 


2.  Budget; 


Budget  Item 


Budget 


Staffing 

$536,189 

Model  Units  2  x  20k 

40,000 

Sales  Area 

5,000 

Printing,  Advertising,  Design, 

Direct  Mail,  Signage,  Office 

Supplies,  Office  Procedures 

—. 

515,000 

Total 

$1 

,106.189 
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(4)  Roles  of  All  Parties  Involved  in  Marketing,  Public  and  Private 

Private  Firms  Involved  in  Marketing 

NCHP-Property  Management  Inc.,  under  contract  to  Columbia 
Associates,  will  provide  on-site  marketing  and  leasing  services  for  the 
New  Harbor  Point  Community. 

Additional  private  firm(s)  not  yet  designated  will  be  selected  to 
perform  both  the  market  study  and  to  develop  and  assist'with  the 
implementation  of  a  marketing  plan. 

Madge  Oi  Nitto  Associates,  also  under  contract  to  Columbia 
Associates  will  provide  relocation  services  during  both  the 
pre-construction  period  and  during  the  several  stages  when  existing 
residents  are  moving  from  the  Columbia  Point  development  into  the  New 
Harbor  Point  community. 

Public  Parties  Involved  in  Marketing 

Columbia  Associates  will  coordinate  its  major  marketing  initiatives 
with  the  City  of  Boston,  the  BHA,  the  BRA,  the  Columbia  Point  Community 
Task  Force. 

In  keeping  with  its  good  neighbor  policy,  Columbia  Associates  will 
also  work  closely  with  U  Mass,  the  Kennedy  Library  and  surrounding 
neighborhood  organizations  both  to  keep  these  groups  informed  of 
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revital ization  activity  and  to  obtain  referrals  for  prospective  resi- 
dents. 

Finally,  the  Columbia  Associates  also  intend  to  call  upon  the  state 
and  local  civic  in  business  leaders  on  the  Columbia  Point  Peninsula 
Committee  for  their  active  support  in  marketing  the  New  Harbor  Point 
Community. 
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ICHP  Property  Management,  Inc. 

Subaidiary  of  the  National  Corporation  tor  Houaing  Partnarariipi 


Ef 


C.(2)     AFFIRMATIVE  ACTION  IN  HIRING 


33  Fifteenth  Street.  N  W..  Washington.  DC.  20005 / 


(202)  857-5700  TWX.  710-822-1905 


C.  AFFIRMATIVE  ACTION  IN  HIRING 


TABLE  OF  CONTENTS 


(2)  Preliminary  Affirmative  Action  Plan  Covering  5-74 
Employment  and  Procurement  For: 

(a)  Construction  Management  5-74 

(b)  Design  and  Other  Services  5-74 

(c)  Housing  Management  Including  Interim  Management  5-75 

(d)  Business  Development  5-79 

(e)  Social  Service  and  Recreational  Programs  5-80 


(a)  Preliminary  Affirmative  Action  Plan  Covering  Employment  and  Procurement 
for  Construction  Management 

The  minority  owned  and  the  non-minority  owned  construction  firms 
involved  with  the  revital ization  of  Columbia  Point  will  comply  with  the 
approved  affirmative  action  plan  for  each  firm. 

The  Affirmative  Action  Plan  for  Procurement  by  these  and  other  members 
of  the  Columbia  Associates  Team  is  addressed  in  Section  (D)  Business 
Development. 

(b)  Preliminary  Affirmative  Action  Plan  Covering  Employment  and  Procurement 
for  Design  and  Other  Services 

(See  Attached  Plan  from  Mintz  Associates) 
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(c)  Preliminary  Affirmative  Action  Plan  Covering  Employment  and  Procureinent 
for  Housing  Management  Including  Interim  Management 

NCHP-PM  Personnel  Policy 

NCHP-PM  will  give  priority  to  qualified  residents  and  then  to  members 
of  the  local  City  of  Boston  community  in  the  hiring  of  all  on-site  property 
management  personnel,  and  will  make  available  all  pertinent  information  such 
as  qualification,  remuneration,  application  procedures,  etc.,  to  the 
Columbia  Point  Community  Task  Force.  Such  information  will  also  be  posted 
for  the  benefit  of  all  residents. 

Affirmative  Action  Goals 

NCHP-PM  is  committed  to  meeting  and,  where  possible,  exceeding  both  the 
HUD  and  the  City  of  Boston  Affirmative  Action  hiring  goals  of  50%  City  of 
Boston  residents,  25X  minority  and  10%  women. 

Interim  Management  Hiring  Goals 

NCHP-PM 's  projected  on-site  property  management  staff  for  the  interim 
management  stage  is  as  follows: 

Job  Title  Number       Annual  Salary 

Resident  Manager  1  $30,000 

Assistant  Manager  1  16,000 
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Rental   Clerk/Secretary  1  10,500 

Social  Services  Coordinator  1  18,000 

Maintenance  Supervisor  1  16,000  +  apt. 

Repairs  Staff  3  10,500 

Grounds/Maintenance  Staff  5  8,000 

Fireman  4  (3  $15/hr. 

Security  (under  contract)  9  P  $7/hr. 

2  (3  24  hours/day  = 
9  positions 

Total  26 

To  meet  the  HUD  and  City  of  Boston  Affirmative  Action  Hiring  Goals  for 
the  proposed  26  member  NCHP-PM  on-site  property  management  staff  for  interim 
management,  NCHP-PM  is  committed  to  the  following  hiring  goals: 

Columbia  Point  Residents  (50%):  13  of  26  staff 

Permanent  Management  Hiring  Goals 

NCHP-PM's  proposed  staffing  pattern  for  a  12  month  permanent  management 
period  is  as  follows. 

Job  Title  Number  Annual  Salary 
Site  Manager                   1  $30,000 

Assistant  Manager  2  20,000 

Leasing  Coordinator  1  25,000 

Leasing  Agent  2  15,000 
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Secretary  2 

Receptionist  1-1/2 

Social  Service  Coordinator 

Assistant  Social  Service 
Coordinator 

Maintenance  Superintendent 

Assistant  Superintendent 

Repairs  Staff  14 

Grounds/Maintenance  Staff  16 

Head  Groundskeeper  1 

Security-Roving  Guard  9 

(under  contract) 
2  (3  24  hrs/day  =  9  positions 

Security-Reception  Guards         13 
(under  contract) 
4  @  16  hrs/day  on  weekdays  and 
24  hrs/day  on  weekends  = 
13  positions 

TOTAL  66.5 


10,500 

9,000 

25,000 

12.000 

25,000  +  apt, 
18,000  +  apt, 


4  @  14,000 
10  @  12,000 

8,840 

15,000 

@  $7/hr 

@  $7/hr 


To  meet  the  HUD  and  the  City  of  Boston  Affirmative  Action  Hiring  Goals 
for  the  proposed  66.5  member  NCHP-PM  on-site  permanent  property  management 
staff  NCHP-PM  is  committed  to  the  following  hiring  goals: 


Columbia  Point  Residents  (50%) 


33  of  66.5  staff 
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(c)  Affirmative  Action  Hiring  Procedures 

The  approved  NCHP  Affirmative  Action  Plan  Includes  a  detailed 
description  of  the  following  affirmative  action  hiring  procedures,  all  of 
which  will  be  full^  complied  with  for  any  new  hiring  associated  with  the 
revitalization  of  Columbia  Point: 

1.  application  and  position  requirements 

2.  screening,  interviews,  and  referrals 

3.  pre-employment  record  keeping 

4.  pre-employment  advertising 

5.  community  contact  recruitment  program 

6.  employment  referrals  by  minority  employees 

7.  testing 

8.  college  recruitment 
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(d)  Preliminary  Affirmative  Action  Plan  Covering  Employment  and  Procurement 
for  Business  Development 

All  agents  of  the  Columbia  Associates  will  be  instructed  to  carry  out 
the  Columbia  Associates  Affirmative  Action  Policy.  The  Policy  states: 


The  Columbia  Associates  as  owner  and  all  agents  acting  on  its 
behalf  shall  provide  to  the  greatest  extent  feasible,  opportunity 
to  business  concerns  which  are  owned  in  substantial  part  by 
minority  persons  and/or  women  including  where  applicable  those 
inaivi duals  or  firms  located  in  or  owned  by  persons  residing  in 
the  City  of  Boston.  Opportunities  shall  be  provided  to  such  busi- 
ness concerns,  to  the  greatest  extent  feasible,  to  bid  and  furnish 
proposals  and,  to  the  extent  such  a  bid  is  competitive  and  the 
business  concern  is  reputable  and  responsible,  to  be  awarded  the 
contract  or  subcontract  for  such  work  to  be  performed  in  connec- 
tion with  The  Revitalization  of  Columbia  Point. 


The  Relocation  Agent,  Management  Agent  and  General  Contractors  for 
the  Columbia  Associates  will  receive  a  comprehensive  list  of  minority 
businesses  in  the  City  of  Boston  related  to  property  management,  main- 
tenance and  general  services.  These  businesses  will  be  included  in  all 
appropriate  solicitations  for  bids  and  proposals.  Each  agent  will  be 
encouraged  to  identify  additional  neighborhood  and  minority  businesses 
as  needed  for  specific  services.  In  accordance  with  the  Affirmative 
Action  Policy,  to  the  extent  that  such  a  bid  or  proposal  is  competitive 
and  the  business  concern  is  reputable  and  reliable,  the  contract  will 
be  awarded. 
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(e)  Preliminary  Affirmative  Action  Plan  Covering  Employment  and  Pro- 
curement for  Social  Service  and  Recreational  Programs 

The  Columbia  Associates  will  seek  to  work  with  and  help  expand 
existing  social  service  and  recreational  service  providers  rather  than 
assume  direct  control  for  the  provision  of  these  services.  Therefore, 
the  Columbia  Associates  Affirmative  Action  Plan  for  social  and  recrea- 
tional services  is  to  work  closely  with  existing  or  new  agency  per- 
sonnel to  insure  that  recruitment,  hiring,  training,  and  advancement  of 
minorities  and  residents  is  an  integral  part  of  any  expansion  of  staff 
which  may  take  place  in  conjunction  with  the  revitalization  of  Columbia 
Point. 

The  existing  social  service  and  recreational  agencies  have  a  high 
percentage  of  minority  and  Columbia  Point  residents  on  their  staff. 
Columbia  Associates,  through  its  proposed  social  service  coordinator, 
will  seek  to  continue  this  trend  by  helping  to  identify  residents  who 
would  be  appropriate  candidates  for  training  and  employment  in  social 
service  and  recreation  programs. 
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APPENDICES 


Attachment  A.l  Monthly  Budget  Preparation  Package 

and  Forms  A-1 

Attachment  A.2  Sample  Monthly  Disbursement  Report  A-19 

Attachment  A. 3  Sample  Monthly  Accounts  Payable  Report  A-25 
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and  Rent  Roll  Form  A-30 

Attachment  A. 6  Proposed  Interim  Management  Budget  A-33 

Attachment  A.7  NCHP-National  Training  Center  1983 

Seminar  Course  Descriptions  A-38 
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Lease  A-40 
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New  Harbor  Point  A-62 

Attachment  B.l  Sample  Initial  Marketing  Plan  for 
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(at  ena  of  Section  5) 

Attachment  B.3  Sample  Marketing  Materials  for  Clements 
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AHACHMENT  A.l 
MONTHLY  BUDGET  PREPARATION  PACKAGE  AND  FORMS 
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ANNUAL  OPERATING  BUDGET  GUIDE 

(To  be  used  in  conjunction  with  Budget  Worksheet  -  PH-U&2  in  order  to  prepare 
the  r»onth-by-nonth  'Spread  budget.  Tnus,  til  entries  in  this  Fona  will  be 
annual  figures.  The  monthly  figures  wiU  be  computed  later.) 

tEAR 


Project  Date 


Mo.  of  Units  Prepared  by  

SECTION  I 

REVENUES 

Total  Monthly  Rent  Potential.  Indicate  present  rents  (current)  and  rents 
expected  at  the  beginning  of  the  year  (beginning)  (these  may  be  different), 
and  new  rents  if  rent  raise  is  expected  during  the  budget  year.  Allowance 
should  be  made  for  automatic  Section  8  rent  increases.  These  are  4%  if  the 
project  Is  PBE;  5S  if  owner  pays  the  utilities. 

Ill  %  H      Total   1  Total  1 

lit  1  ?  Beginning  ^   New   l 

%   No.  of  ?  Current  1  Beginning  <  New    l  Monthly  K   Monthly  n 

UNIT  TYPE  %    Units  H   Rent  1    Rent  %  Rent   «    Rent   1   Rent  H 

1 s 5 s s K  n 

\  5      9        5       5       ii   ~   C 

5 5 1 5 s n      n 

%      5       ?        5       5        5    ~  T 

1 t s 5 s S ' 

%  %  S  1i        V         it       II 

1 1 1 2 5 5 J 

?     1      5       5       ii       ii      \ 

1      % 1        ^ 1 H   ji 

ii     %  iT""^    T       ii       iT     ~i 

2 1 1 J 1 5 I 

Total  Monthly  Rent    1        in 

1  90  20 
Total  Annual  Rent  Potential  »rith  ____^  months  at  a  total  monthly  rent  of 
S  ^_^__^  (beginning  rent)  and  _^_  months  at  a  total  monthly  rent  of 
i  ________  (we*  rent). 

Total  Annual  Rent  Potential  $       .  Vacancy  Rate     1  .  For  Section  8 
and  deep  subsidies  of  1001  use  a  3i  vacancy  rate.  Otherwise  the  rate  should 
be  51.  Exceptions  must  be  approved  by  the  area  Vice  President.  Unen  there 
are  no  non-revenue  units,  set  aside  the  appropriate  number  of  apartments  for 
project  employees,  and  deduct  the  rent  from  the  rent  potential.  Quarters 
Allowance  (monthly  I  ______^  .  Annual  $  _______^____  .) 

Annual  Vacancy  Loss  $  __^__     Total  Annual  Rental  Income  S 

(After  Quarters  Allowance  &  Vacancy  Loss) 

Other  Income  Monthly  Annual 

Laundry:  i  _^____^  per  unit  per  montli         S  $ 

Coanerclal:  $       per  sq.  ft.  per  annum     S  $ 

Parking:  S  ______  per  space  per  annum       S    S 

Total  Project  Income  S  $ 
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Quarters  Allowance.     Which  type(s)  of  unit  at  what  rents  arc  furnished  to 
employees. 

piPsss 

•1-    Attachment  3  to  Policy  Bulletin  44 
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SECTION  II 

EXPENSES 

Throughout  this  section  there  are  many  examples  or  statistical  samples 
provided.  Although  these  are  based  on  compilations  of  the  expenses  of  many 
NCHP  projects  they  should  not  be  used  as  guides  unless  there  are  no  other 
sources  of  information.  The  primary  source  should  be  the  experience  of  the 
project  being  budgeted.  The  next  best  source  Is  the  experience  of  comparabi 
projects  in  the  same  part  of  the  country. 

It  is  emphasized  that  the  examples  given  in  this  Budget  Guide  do  not  apply  t 
many  projects. 

HEM  1 

RENTING  EXPENSE.  Explain  any  unusual  budgeted  expenses  such  a&'xoncesslons 
tenants,  commissions,  etc.  Also  explain  the  basis  for  advertising  costs. 
Training  expenses  Including  travel  costs  are  also  considered  a -Renting  Exper 
and  should  be  included  In  the  "Miscellaneous'  line,  code  6290. 


ADMINISTRATION 

ITEM  2 

Office  Salaries.  Include  rental  clerks  and  any  other  administrative  employ* 
other  than  manager.  If  temporary  help  is  expected  to  be  employed,  show  the 
amounts  of  wages  in  only  the  months  that  they  will  be  working.  See  Exhibit 
A. 


ITEM  3 

Office  Expense.  Include  the  standard  $2.50  per  unit  per  month  (pupm)  comput 
costs  and  other  miscellaneous  expenses.  The  average  NCHP  office  expense  is 
S3. SO  to  S4.50  pupm.  Copy  machines  shall  be  budgeted  as  a  "Leased  Equipment 
Expense,  code  65B5. 


ITEM  4 

Management  Fee.  The  budgeted  fee  should  be  the  fee  expected  to  be  effective 
at  the  beginning  of  the  budget  year,  based  on  the  approved  Management  Agree- 
ment. This  fee  Is  expressed  as  a  percentage  of  total  Income  In  dollars  per 
annum.  This  amount  should  be  computed  monthly  based  on  anticipated  monthly 
cpllections.  Budgeted  rent  Increases  will  affect  these  figures.  The  pre- 
Ttrred  fee  Is  an  annual  minimun  of  S225  per  unit. 


ITEM  5 

Manager  Salaries.  V\e  monthly  salaries  that  are  expected.  Increased  each 
February,  June,  September  and  December  If  bonuses  are  expected.  See  Exhibit 
A.  The  quarters  allowance,  unless  paid  in  cash,  should  not  be  included. 
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ITEH  6 


Legal  Expense.  Use  past  experience  as  a  guide.  NCHP.s  history  reflects  an 
average  of  S.40  pupo  for  Elderly  projects;  $.90  pupre  for  Families. 


ITEM  7 

Audit.  Use  past  experience  as  a  guide.  The  average  audit  In  1983  (for  1982) 
will  cost  $4,000.  They  will  cost  $4,000  plus  $300  for  projects  "larger  than 
200  units;  and  $4,000  sinus  $300  for  projects  smaller  than  100  units.  To 
insure  accuracy  the  Finance  Department  should  be  consulted.  The.  audit  payment 
UDould  be  spread  over  a  four  month  period  •  March  through  iunt. 


ITEM  8 

Telephone.  Use  past  experience.  If  pager  and  answering  service  are  Included, 
NCHP's  experience  Is  $3.00  pupm  plus  a  premlun  If  project  Is  located  some 
distance  from  Its  District  office.  If  located  near  the  District  office  and  If 
there  Is  neither  pager  nor  answering  service,  the  average  cost  Is  $.50  pupm 
with  a  BlniauB  cost  of  $40  per  aonth. 


ITEM  9 

Employee  Benefits.  lOX  of  salary.  See  Exhibit  A.  Salary  costs  are  only  for 
those  employees  eflglble  for  benefits. 


ITEM  10 

Payroll  Taxes.  IZt  of  salary.  See  Exhibit  A. 


ITEM  U 

Workmen's  Compensation.  See  Exhibit  A   and  Its  attached  table.  The  8810 
calumn  Is  the  cost  of  Workmen's  Compensation  for  clerical  personnel,  expressed 
•I;  percent.  For  example,  Alabama  Is  0.20X  for  clerical  workers.  The  9014 
ud  9015  columns  are  for  other  than  clerical.  In  this  category  Alabama  Is 
2.08X  for  NCHP-owned  projects  and  2.70X  for  non-owned  projects*  The 
percentage  Is  taken  on  salary  and  lOOX  of  rental  allowance. 
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OPERATING 

ITCH  12 

Jinitor  SuooHes.  Use  past  experlenct.  NCHP's  jverage  cost  Is  $.80  pupm. 


ITEM  13 

Gasoline.  Oil.  Grease.  Use  past  experience.  Include  gasoline  for  \tM   fflo^r 

»n6   otner  internal  combustion  machines  plus  a  gas  allowance  for  the  sue 
■anager.  It  usually  cost  approximately  $1800  per  anna-n  If  expense  1$  incurr. 
In  operation  of  •  vehicle. 


ITEM  14 

utilities  Contact  all  of  the  utilities  to  determine  expected  rate  changes. 
These  Changes  should  be  used  to  modify  past  experience.  For  projects  -Uhou 
a  history,  contact  the  Director  of  Management  Services  for  advice.  Completi 
the  Utilities  Section  In  Exhibit  A.  Wnen  transposing  the  annual  utility  cos 
to  the  "Spread-  budget,  the  amounts  should  be  curved  -  that  Is,  the  amounts 
entered  In  the  heavy  use  months  should  be  larger  than  In  the  other  months. 
If  bills  are  paid  quarterly  or  semi-annually,  they  should  t>e  budgeted 
accordingly. 


ITEM  15 


Extermination.  Use  past  experience.  The  usual  •^"••"S^J'  J'"  ".";J°  ^ 
wUn  ne^  projects  there  could  be  a  one  time  clean  "f  ««P""  »J  ».00  to 
$5.00  per  unit  (This  would  be  for  rentup  budgets  only).  Contact  a  local 
exterminator  or  use  Information  from  present  contract  with  any  scheduled 
Increases. 


ITEM  16 

Trash  Collection.  Use  past  experience  ""*  ^"''•'^*  ""'^"j'^^"**;;:!'""!?, 
Por  new  projects  contact  BFI  or  any  other  large  trash  collection  fira.  $3.i 
pupm  Is  a  fair  average  charge. 


HAINTtKANCE 
"IHTROOOCTION" 

ITEMS  17  through  30 


NCHP's  experience  Is  that  exclusive  of  certain  items  an  elderly  high  rise 
less  Ihw^lve  years  old  -111   cost  about  $125  per  unit  per  annua  (pupa)  -M 
a  garden  property  with  children  will  cost  about  $200  pupa. 
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The  items  to  be  excluded  from  this  calculation  are  protection,  payroll,  ele- 
vators and  swiniTiing  pool  costs  if  they  exist  in  the  project.  There  are  two 
reasons  for  this  approach.  One  is  that  by  eliminating  the  items  that  are 
peculiar  to  only  a  few  projects,  a  truer  average  cost  of  maintenance  of  all 
projects  can  be  estimated.  Second,  due  to  differences  in  coding  expenses  some 
projects  with  similar  expenses  will  have  smaller  costs  in  one  category,  but  at 
the  expense  of  other  categories. 

For  example,  some  nanagers  code  repair  costs  associated  with  turnovers  as 
Decorating  while  others  will  label  them  Repairs  Material  or  Repairs  Contract. 
Some  projects  never  have  any  glass  repairs,  while  others  make  heavy  use  of 
code  feSSS,  Glass  Repairs.  It  is  best  of  course  to  use  past  experience  in 
budgeting  in  this  Total  Maintenance  Expense  section,  but  as  a  guide  the  bottom 
line  of  Total  Maintenance  Expense  will  probably  be  $125  pupa  for  elderly  high 
rise  properties  and  S200  for  family  projects.  Costs  will  be  higher  for 
projects  five  years  of  age  or  older. 

HEM  17 

Protection.  Use  past  experience.  Depending  on  the  location  and  type  of 
protection,  security  can  cost  froa  $4.00  to  S12.00  per  man  hour.  See  Exhibit 
A.  The  usual  practice  Is  to  use  contract  protection  rather  than  payroll. 


ITEM  18 

Grounds  Supplies.  Use  past  experience.  HCHP's  average  Is  $1.00  pupm  for 
garden  apartments;  $.50  for  hi-rlse  projects  with  few  grounds.  Where  snow 
removal  is  a  large  expected  expense  look  for  comparable  projects. 


ITEM  19 

Grounds  Contract.  Use  past  experience.  If  there  Is  none,  negotiate  with 
landscape  service  companies.  Snow  removal  may  be  by  contract  also.  See 
Exhibit  A. 


ITEM  20 

Repairs  Payroll.  Use  past  experience.  As  a  rule  of  thumb,  there  should  be 
one  maintenance  person  for  each  50  units  In  projects  larger  than  100  units. 
All  maintenance,  grounds,  janitorial  and  cleaning  salaries  are  carried  on  one 
line  In  the  budget.  Repairs  Payroll.  See  Exhibit  A. 
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ITEM  a 

Repairs  Material.  Use  past  experience.  If  there  1$  none,  a  rule  of  thumb 
Is  that  all  Maintenance  expenses  excluding  Protection,  Elevator  and  Swimmin? 
Pool,  should  be  approximately  S125  pupa  for  Elderly  projects,  and  S200  pupa 
for  Family  garden  apartments.  (See  Introduction  to  Maintenance  Expense.) 


ITEM  22 

tepairs  Contract.  Use  past  experience.  In  large  projects  it  will  average  i 
percent  of  Repairs  Material,  in  small  projects  It  may  be  150  percent  of 
repairs  Material.  For  projects  entering  NCHP's  Preventive  Maintenance  (PM) 
^stea  In  1983  add  S104  per  Maintenance  Worthy  (MW)  Item.  There  are  ten 
items  per  project  on  the  average.  The  budgeted  amounts  should  reflect  the 
months  scheduled  by  the  Director  of  Maintenance.  For  projects  that  began  th 
PM  program  In  1982,  there  should  be  a  budget  of  S20  per  MW  Item  In  1983. 
This  Is  for  forms,  schedules,  etc. 


ITEM  23 

Elevator.  Use  past  experience.  If  there  Is  none,  contact  Dover,  Westing- 
house.  Houghton  or  Otis  for  quotes  on  full  service  contracts.  A  nationwide 
average  would  be  S175  per  elevator  per  month  for  a  seven  story  building  wltt 
traction  elevators.  This  Is  a  competitive  business  and  prices  nay  vary 
considerably. 


ITEM  24 

HVAC  Repair.  Use  past  experience.  If  there  Is  none,  use  the  same  method  of 
calculating  costs  as  with  Repairs  Material. 


ITEM  25 

Swlinnlnq  Pool.  Use  past  experience.  Start  up  costs  can  be  $1,500  to  $3,00C 
depending  on  size  of  pool.  Another  S20  per  day  for  operating  costs,  but  S6C 
per  day  If  lifeguard  Is  needed. 


ITEM  26 

Appliance  and  Glass  Repair  and  Maintenance  Equipment  Repair.  See  Repairs 
Material  for  rule  of  thumb  if  there  is  no  historical  data. 
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ITEM  27 

Decorating  Supplies.  Use  past  experience.  Generally  a  turnover  of  iO   per- 
cent per  annum  can  be  expected,  witn  a  cost  of  $250  per  umt  for  decorating 
Family  projects.  Elderly  units  are   closer  to  20  percent  turnover,  with  J20U 
per  unit  in  costs.  Explain  basis. 


ITEM  28 

Decorating  Contract  .  This  figure  can  be  used  with  or  in  place  af  "Decorating 
Supplies"  above. 


ITEM  29 

Leased  Equipment.  There  should  be  no  budgeted  expense  unless  specific  items 
are  known.  These  could  be  trucks,  van,  sweepers,  etc.  Copiers,  if  leased, 
should  be  carried  under  this  category. 

Monthly  Annual 

Itns  Cost  Cost 


ITEM  30 

Exterior  Painting.  A  modest  amount  for  trim  work  only  -  J4.00  per  unit  per 
annum  unless  experience  dictates  otherwise.  Major  exterior  painting  expenses  " 
should  be  reflected  In  Capital  Expense  Detail  Sheet.  For  painting  escrows  see 
Reserve  for  Paint  and  Carpet  in  the  Financial  Charges  section. 


ITEM  31 

Real  Estate  Ja«s.  NCHP's  tax  consulting  firm  should  be  consulted.  The 
Regional  or  District  Manager  should  be  the  contact.  See  Exhioit  A. 


ITEM  32 

Tax  Service.     The  present  rates  are  as  follows:     During  the  first. year,  100 
units  or  less  -  $900.     Oyer  100  units,  during  the  first  year  the"--<ee  Is  J7.70 
per  unit  with  $1000  minimum  and  $2,200  maximum.     All   projects  during  the 
second  year  are  $6.60  per  unit  with  $7S0  minimum  and  $1,350  maximum.     All 
projects  for  the  third  year  are  $S.50  per  unit  with  a  minimum  of  $600  and  a 
maximum  of  $1,075. 
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ITEM  33 

Insurance  Administration  Fee.  Use  past  experience.  For  new  projects  annua 
fee  Is  calculated  from  the  HUO  Form  2264  or  equivalent.  From  the  old  Form 
2264  take  Line  41  (Value  of  Structures),  Line  42  (general  requirements]  and 
Line  49  (total  fees)  x  90X  plus  $5,000  plus  rent  potential  divided  by  100  x 
S.03.  When  using  the  new  Form  2013/2264,  dated  4/81,  the  value  of  Structur 
General  Requirements  and  Architect's  Fees  can  be  found  on  lines  8,  10,  IS  a 
19  of  Section  S.  This  Information  will  be  provided  by  NCHP's  Insurance 
Department. 

Calculations; 


ITEM  34 

jfward  Insurance.  Use  schedule  provided  by  the  NCHP  Insurance  Department. 
Fftr  new  projects  use  the  same  figures  as  In  Insurance  Administration  Fee 
above  and  for  the  annual  rate,  multiply  by  S.0643  Instead  of  S.03. 

Calculations; 


ITEM  35 

Liability  Insurance.  The  current  rate  (1982)  for  liability  Insurance  1$ 
S9.27  per  unit  per  annum.  Updated  Information  will  be  provided  by  the 
Insurance  Department.  Also  included  In  Account  Code  6721  are  automobile  ar 
boiler  insurance,  equipment  floater,  and  fidelity  and  surety  bonds. 


ITEM  36 

Reserve  for  Replacement.  This  remains  the  same  each  year  unless  NCHP 
voluntarily  increases  it.  For  Section  8  new  construction/substantial 
rehabilitation,  this  will  Increase  by  the  same  percentage  as  the  annual 
automatic  rent  Increase.  It  is  usually  an  annual  escrow  of  0.5X  of  the  val 
of  Structures.  This  is  line  8  of  Section  G  of  the  new  HUD  Form  2013,  datee 
4/81  or  line  41  of  the  old  2013/2264.  For  HUD  rehab  projects  it  Is  0.4X  of 
the  mortgage.  When  possible  the  escrow  should  be  Increased  to  S200  per  uni 
per  annum,  and  thereafter  increased  the  same  percentage  as  any  subsequent  r 
Increase.  Enter  here  the  amount  and  basis  for  the  Replacement  Reserve. 


ITEM  37 

Reserve  for  Paint  and  Carpet.  For  complete  painting  of  wood  exteriors  ever 
four  years,  escrow  S20  per  unit  per  annum.  This  can  be  spread  out  over  the 
titelve  month  period.  For  projects  with  exteriors  half  wood  and  half  bricit, 
escrow  JIO  per  unit  per  year.  With  other  types  of  exteriors  there  are  no 
escrows.  If  higher  reserves  have  been  established  previously,  «ont1nue  to 
use  them. 

Carpet  reserve  should  be  as  recoamended  by  carpeting  experts. 
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ITEM  36 

Debt  Service  and  MIP.  See  Exhibit  A. 


ITEM  39 


Permitted  ROI.  This  could  be  6,  10  percent  of  equity  or  unlimited  depending 
upon  the  program  and  the  age  of  the  property.  Calculations  should  be  dis- 
played In  Exhibit  A. 


If£M  40 

Expense.  This  Is  total  cash  requirements  minus  Principal,  Interest,  MIP, 
Agency  financing  service  fees  and  Interest  or  payments  on  notes. 


ITEM  41 

Per  unit.   Expense  (Item  40]  divided  by  total  number  of  units. 
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EXHIBIT  A 

to 

BUOGET  GUIDE 

STAFFING  ANDCONTRACT  COSTS 


(Includes  employees  on 
"Quarters  Only"  basis) 


Project  Staffing  (Reconnended  by  

Administrative  Payroll      Number 

Hanager  (Site) 

Rental  Clerk 

Maintenance  Payroll 

Protection 
(if  not  contract) 

Maintenance  Supervisor 
(Superintendent) 

Repairs  Payroll 

Grounds  Payroll 

Cleaning/Janitor 

Other 

TOTALS 

Part  Time 

TOTALS: 

Employee  Benefits:   S 


) 


Salary 


Apartment 


Bonus 


hours  9  S 


per  hour.  Total  S 


Payroll  Taxes:  12X  of  S 


salary 


salary 


X  lOX  -  S 
$ 


Workmen's  Compensation.  This  Is  composed  of  two  computations:  clerical  and  nair 
Obtain  percentages  from  Schedule  1. 


Clerical 


times  (  S 


salary 


Haintenance 


t      times  (  S 


i  ■■ ) 

rent  allowance 

$ 


S 

)  "  $ 


salary 


rent  allowance 

TOTAL  •  S 


Contract  Protection:        Hours  per  day;   days  per  week; 

S  ■ per  hour.  Total  Annual  Protection  Costs  S 


Contract  Grounds:  Total  Annual  Grounds  Contract  Costs.  (Includes  snow  removal 

Utility  Analysis 

Electricity:  Please  check  the  services  for  the  individual  units  that  the 
development  is  paying  for 

/^    Heating  CJ    Al""  Conditioning 

/^    Lighting      /"^  Hot  Water  /^  Cooking 

Specify  the  common  area  service  provided  by  electricity  
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utility  Company 


Person  Contacted 


Telephone  Ho.  __^ ^  .  Conrients  and/or  calculations  (utility 

rates,  consumptions  and  costs  with  inflation  factor) 


^el  (Oil  or  Gas):  Please  check  the  services  for  Individual  units  that  the 
development  Is  paying  for: 


/^     Heating 

/^y    Air  Conditioning 


/^   Water  Heater 
/__/   Cooking 


Utility  Company 
Telephone  No. 


consumption  and  costs); 


Person  Contacted 


.  Comnents  and/or  calculations  (rates. 


Water  and  Sewer:  Please  check  the  services  that  the  development  Is  paying  for: 

/^Itnit  f^    Pool  /   7  Other 

/~V  Coonon  Area 


Billed:   (^    Monthly 
r^     Quarterly 


/27  Semi -Monthly 
/  /  Semi -Annually 


Utility  Companies  or  Jurisdictions  contacted: 


Person  (s)  Contacted: 
Telephone  No. 


Comnents  and/or  calculations  (rates,  consumptions  and  costs); 
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Terra 


I.    De&t  Service  (Principal.  Interest.  M.l.P.) 

A.  Mortgage  Anount  i  ____^   »•  Interest  R*te 

C.  Factor  (l)-Prlnclple,  Interest,  H.I.P. 

(see  Ublt) 

D.  Annual  Debt  Service  (Mortgage  x  Factor) 

For  New  Projects  Only 

Con$trtf«t1ofl  Interest  RaU   X_ 

Monthly  Cost  $ 

Interest  Differential      S 

Debt  Service  Factors; 

Section  236  -  For  a  Section  236  project  with  a  40  year  mortgage  the  debt 
service  factor  Is  .03034273  per  annua. 

Section  8.  Section  221 (dH  and  Section  221(d) (3)  Rent  Supplement 

For  a  40  year  n»rt gage  use  the  following  tactors  based  on  tne  interest  Rati 

the  Permanent  Mortgage  .  This  will  Include  Principal,  Interest  and  MIP. 


Principal 
Interest 
MIP 


Interest  Rate 

7.00 
7.2S 
7.S0 
7.75 
8.00 
8.25 
8.50 


Factor 

.07957176 

.0817606 

.03396850 

.0861944 

.08843740 

.0906967 

.09297129 


Interest  Rate 

8.75 

9.00 

9.25 

9.50 
10.00 
10.50 
11.00 


Factor 

.0952605 
.0975633 
.U998793 
.1022074 
.1068975 
.1116284 
.1163953 


Section  221(dM3)  BMIR  -  /for  a  Section  221(d)(3)  EMIR  (Below  Market  Inter 
Rate)  40  year  mortgage  the  debt  service  factor  is  .04295813. 


II. 


Return  on  Owner's  Equity 

A.  Replacement  Cost 

B.  Mortgage  Amount 

C.  Stated  Equity 

0.  Equity  Return  (Stated  Equity 
X  .06  or  .10) 


2.   'Replacement  Cost'  -  is  based  on  the  follo-ing: 


a.  FHA  Form  2013  or  2264  -  Line  74 

b.  Other 


III.  Reserve  for  Replacement 
A.  Total  Structures 


8.  Annual  payment  (Total  Structures  x  .006),  or 

C.  Annual  Payment  for  HUO  Rehab  Projects  (Mortgage  x   .004)  or   __ 

D.  Annual  par«ent  (5200  per  unit),  or 

E.  Annual  pay«nt  (Other ) 

3.  "Total  Structures*  -  is  based  on  the  following; 


a.  FHA  Form  2013  or  2264  - 

b.  Other 
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Real  EstateTases 


Taiing  jurisdiction.  (City.  County.  Etc.) 
City  _^___^_______   Person  Contacted  _^___ 

Person  Contacted 


County  _____ 
Tax  Consultant 


Phone  No. 
Phone  No. 


Tax  Computation: 
Total  Incoae 
or  Replacement  Cost 
Tax  Base: 

Property  Assessment  R«te 
Adjusted  Tax  Base 

Tax  Rate  $  

Estimated  Taxes: 


Phone  No. 


Per  $100.00  Assessed  Valuation 


Comments; 


Capital  Expenditures: 
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SCHEDULE  I 


WORKMEN'S  COMPENSATION  RATES 


Updated  06/82 


State 

Alabau 
Alaska 

Arizona 

Arkansas 

California 

Colorado 

Connecticut 

Delaware 

District  of  Columbia 

Florida 

Georgia 

Hawaii 

Idaho 

Illinois 

Indiana 

Iowa 

Kansas 

Kentucky 

Louisiana 

Maine 

Maryland 

Massachusetts 

Michigan 

Minnesota 

Mississippi 

Missouri 

Montana 

Nebraska 

Nevada  (Monopolistic) 

New  Hampshire 


Clerical 

Maintenance 
(NCHP-Owned) 

Maintenance 
(Non  NCHP-Owned 

.20 

2.08 

2.70 

.68 

4.81 

3.88 

.36 

4.13 

4.22 

.31 

3.14 

3.20 

.44 

7.23 

~ 

.19 

3.95 

2.28 

.38 

7.94 

3.58 

.33 

3.30 

~ 

.58 

8.69 

5.76 

.23 

4.15 

4.13 

.20 

2.59 

2.14 

.92 

8.01 

6.95 

.32 

4.58 

3.56 

.19 

3.54 

3.12 

.08 

1.22 

.98 

.20 

2.58 

2.97 

.13 

2.18 

2.56 

.13 

1.94 

3.10 

.19 

1.83 

2.71 

.26 

6.23 

4.96 

.34 

7.77 

3.00 

.19 

4.19 

3.48 

.38 

7.54 

7.32 

.23 

5.95 

~ 

.17 

1.45 

2.33 

.12 

2.56 

2.36 

.34 

4.92 

3.54 

.17 

2.62 

2.75 

.40 

4.63 

- 

.18 

2.62 

4.08 

Attachment  to  Exhibit  A 
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state 

Clerical 

Maintenance 
(NCHP -Owned) 

Maintenance 
(Non  NCHP-Owned) 

New  Jersey 

.40 

5.98 

4.83 

New  Mexico 

.48 

5.25 

3.83 

New  York 

.29 

2.67 

4.54 

North  Carolina 

.14 

2.10 

1.38 

North  Dakota  (Monopolistic) 

•34 

4.10 

— 

Ohio  (Monopolistic) 

.14 

3.23 

Bk 

OkTUona 

.22 

4.71 

'  5.84 

Oregon 

.37 

6.11 

8.44 

Pennsylvania 

.30 

4.68 

~ 

Puerto  Rico 

.65 

6.50 

3.20 

Rhode  Island 

.22 

4.07 

3.50 

South  Carolina 

.18 

2.03 

1.88 

South  Dakota 

.14 

2.05 

1.73 

Tennessee 

.19 

1.66 

2.44 

Texas 

.26 

5.15 

4.76 

Utah 

.09 

2.43 

2.22 

Vermont 

.17 

2.54 

2.01 

Washington  (Monopolistic) 

.0312 

.2242 

~ 

Uest  Virginia 

.20 

4.60 

- 

Wisconsin 

.12 

2.27 

2.21 

Wyoming 

SX  of  gross 

monthly  payroll 

for  1st  12  payro 

Virginia 

.23 

3.35 

2.82 

8810  •  Clerical 

9015  -  Maintenance  -  NCHP  owned  projects 

901A  •  Maintenance  -  Non  otmed  projects 
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ATTACrtOT  A. 3 
S«PLE  «imfl.Y  ACCOUNTS  PAYABLE  REPORT 
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AHACHMENT  A. 4 

SAMPLE  MONTHLY  COMPARATIVE  ANALYSIS  OF 

RECEIPTS  AND  DISBURSEMENTS  VERSUS  BUDGET 
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AHACHMENT  A. 5 

SAMPLE  LEDGER  CARD,  CASH-RECEIPTS  JOURNAL 

AND  RENT  ROLL  FORM 
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AHACHMENT  A. 6 
PROPOSED  INTERIM  MANAGEMENT  BUDGET 


UJTERIM  BUDGET 


Pifi  1  of  2 


Columbia  Point 

(Yaar  bt^ 

anning        7  /B 
Proitci  Nun 

PiQ^rim  ^^ 

2_l 

ntMr 

natt 

2/16/83 
dv 

Lo  canon 

Boston,   Massachusetts 

Sub> 

MiiuMd  bv;         NCHP 

Unra      350                 '^•""*  S 

Prapoad                NHP 

INCOME 

RENT  INCOME: 

5110 

Ap*nnwnis 

5140 

Storn  &  Commtrcal 

5190 

Otnef 

Total  Rem  Pottntial 

RENT  ADJUSTMENTS 

5220 

Lis  AomnKni  Vacincm 

52*0 

Siom  &  Commircal  VacincNi 

5221 

Qumari  Allomnct 

Total  Rtmal  Colltciiom 

475,740 

OTHER  INCOME: 

5310 

Laundry  Ineomi 

5390 

Ottitr 

TOTAL  INCOME 

475,740 

RENTING  EXPENSE 

6210 

Advwioim 

6220 

Cammmioni 

6230 

Conctnons  to  Tmantj 

6290 

Miiallannui 

100,500 

Total  Ranting 

100,500 

ADMINISTRATIVE  EXPENSE 

6310 

Office.  Stlaria 

26,500 

6311 

Office  Eipann 

18.900 

S320 

Manaftmtm  Pat 

78,750 

6330 

Managtr  Salarai 

30,000 

6340 

Ltgal  Eipinsas 

4,200 

6350 

Audninj  Exsana 

4,300 

6360 

Ttltphona 

6.300 

638C 

Emplovaa  BantfitJ 

16.700 

6711 

Pivroll  TaiBJ 

20,040 

6712 

Workman't  Comoanatran 

4,070 

6715 

Olhar  Taiai 

Social  Serv.    Coordinate 

23,000 

Total  AdminittratiM 

232,760 

OPERATING  EXPENSE 

6431 

Janitor  Supplia 

4,200 

6441 

Ganlint.  Oil  &  Graaa 

3,500 

6450 

Eltctricrty          «„,^    ^ 

145,200 

-245,000 

Based  on  2 

981  data 

rom 

6451 

Wattr               consumption 

61.750 

-104.400 

BHA  and  cv 

rrent  rati 

:S 

6453 

Sawer               standards  for 

44,700 

-   75,600 

6452 

Gat                  350  units 

30,000 

-   70,900 

6420 

Fuel  Oil 

170,000 

-750 ; 000 

6462 

Eztarminatmg  Cantraa 

5,250 

6470 

Tratfi  RamoMl 

32,175 

Total  Oparating  £spanta 

496.775 

-1.291.025 

fuoo*t 

7/1/81 
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XtrrSBXH  BUDGET 


Prgjtct           rr^^yrmHJM    Vnint. 
No.  Of  Unia        350 


P>g*2af2 


0<u      2/16/BT 


EXPENSES:  (Cannnutd) 

MAINTENANCE  EXPENSE: 

6S10 

Prottajon  Payrall 

6511 

ProiKtmn  Contract 

122.300 

6521 

Grounds  Suop'wi 

3,000 

6522 

Grounds  ContrKt 

10,000 

6540 

Rtpairs  Payroll 

87,500 

6541 

Riptn  Maiwid 

10,000 

6542 

Rinirs  Contna 

5.000 

6550 

EIraior  Maintmanct 

18 . 000 

6551 

HVAC  Rtpair  and  Mamtmanct 

2,250 

6553 

Sanmminf  Pool  Optration 

6554 

Applanca  Ragan 

2.000 

6555 

Glaa  Rioain 

3.000 

6561 

Oacoratinf  Suopliaa 

6S62 

Otcontinq  Csntnct 

6585 

Lnsad  Equipnmn  -  Truck 

4,800 

653S 

Eitanor  Painiinf 

6580 

Mainttnann  Eguipmam  Rapair 

2,000 

Boiler  Plant  Contract 

124,300 

393.650 

TAX  ANO  INSURANCE  ESCROWS: 

6710 

T»at-Rail  Estata 

6714 

Tax  Sarvia 

6716 

Insunncf  Admin  Pta 

6720 

Hazard  Innranc* 

6721 

UaOiliiy  Insuranct 

Total  Taxw  &  Ins. 

FINANCIAL  CHARGES 

6841 

Rasarvt  lor  Raplacanam 

6842 

Ras.  for  Paint  &  Carptt 

6821 

ftinaoal/lntaran-Monfaqa 

SB50 

Mongaqa  Injuranea  or  Paa 

6840 

Pnnaoal/lntartsi  on  Nott 

6890 

Miscallanaaus 

Total  Finaneut  Char^as 

TOTAL  CASH  HEQUIHEMENTS 

1,223,685 

-2,017,935 

OPERATING  CASH  FLOW 

1 

6599 

CAPITAL  EXPENDITURES 

SS98 

PERMITTED  flOl 

EXPENSE 

1.223.685 

■2,017.935 

PER  UNIT 

3,49fr 

5,766 

PM  0048     7/1/81 
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jruary  16,   1983 


COLUMBIA   POINT 
INTERIM   BUDGET 


^L  INCOME 


$475,740  -  1982  average  rent  income  $108.91  per  unit 
per  month  X  104%  (trend)  x  350  units  X  12 
montha^ 


****«#***********«««^ 


:iNG  EXPENSE 

:CE  SALARIES 
CE  EXPENSE 

5EMENT  FEE 
SER  SALARIES 
l   EXPENSES 

I 

»HONE 

'YEE  BENEFITS 

'LL  TAXES 

EN'S  COMPENSATION 

L  SERVICES  COORDINATOR 

OR  SUPPLIES 

tNE,  OIL,  S  GREASE 


^CITY 


$100,500  -  $100,000  contribution  for  Columbia  Point 
Community  Task  Force;   $500  miscellaneous. 

$  26,500  -  1  Assistant  Manager  @  $16,000,  1  Secretary 
§  $10,500. 

$  18,900  -  $4.50  per  unit  per  month  NCHP  experience  - 
includes  $2.50  pupm  computer  fee  and  $2.00 
pupm  for  postage,  supplies,  copying,  etc. 

$  78,750  -  $225  per  unit  per  annum. 

$  30,000  -  1  Full-time  Manager. 

$  4,200  -  $1.00  per  unit  per  month  based  on  comparable 
experience . 

$  4,300  -  NCHP  current  average  audit  expense  for  a 
property  of  this  size. 

$  6,300  -  $1.50  per  unit  per  month  based  on  comparable 
experience . 

$  16,700  -  Standard  NCHP  formula:  Total  payroll  x  10%. 
$  20,040  -  Standard  NCHP  formula:   Total  payroll  X  12%. 
$  4,070  -  Based  on  1982  Massachusetts  rates. 
$  23,000  -  1  Full-time  Coordinator. 
********  ********* 

$  4,200  -  $1.00  per  unit  per  month. 

$  3,500  -  NCHP  experience  for  property  of  this  size 
with  truck. 

$145,200  -  245,000  -  Low  range  based  on  NCHP  comparable  experience; 
high  range  based  on  BHA  information  from  1980 
and  1981.   NCHP  average  1982  expense  per  unit 
per  month  for  properties  with  similar  utility 
mix  and  rates:   elderly  mid-rise  $25,  family 
mid-rise  $35,  family  walk-up  $30.   Thus, 
(50  units  X  $25)  +  (150  units  X  $35)  +  (150 
units  X  $30)  -  $11,000  per  month  X  12  - 
$132,000  X  110%  trend  «  $145,200. 
A- 35 
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ELECTRICITY  (continued) 


COLOMBIA  POINT 
INTERIM  BUDGET 


WATER 


SEWER 


GAS 


FUEL  OIL 


EXTERMINATING 
CONTRACT 


TRASH  REMOVAL 


NCHP  estimate  Includes  normal  apeurbnent  uxt 
and  ccoBmon  area  expense. 

$61,750  •>  104,400  -  Low  ramge  based  on  conversation  with  Bostoi - 
water  and  Sewer.  Used  1982  consumption  of 
8,111,000  cubic  feet  X  estimated  rates  for 
1983.  High  ramge  beised  on  information  fron 
BHA  of  1981  costs. 

$44,700  -  75,600  -  Low  range  based  on  conversation  with  Bostol 
Water  and  Sewer.  Used  1982  consumption  of 
8,111,000  X  estimated  rates  for  1983.  HlgB 
range  based  on  Information  from  BHA  of  1981 
costs . 

$30,000  -  70,900  -  Low  range  baised  on  NCHP  standard 

consumption  for  gas  ranges  of  85  therms  pea 
family  unit  per  annum  plus  estimated  domesH 
hot  water  heat  during  4  summer  months  of  3(1 
therms  per  unit  X  current  rate  of  $  .78  pea 
them.  High  range  Is  1981  actual  per  BHA  9 
115%  trend. 

$170,000  -  750,000  -  Low  range  assimies  #6  oil  at  $  .75  per  galla 
with  normail  consumption  of  641  gallons  per 
unit  per  annum.  Conversations  with  Boston 
area  oil  and  gas  companies  indicate  oil 
expense  should  have  decreased  from  1981  pe» 
High  range  is  based  on  1981  actual  oil  expei 
of  $782,442  trended  down  slightly. 


$  5,250  -  $1.25  per  unit  per  month. 

$  32,175  -  Based  on  conversation  with  BFI.   Assime  12- 
ten  yard  dumpsters  with  twice  weekly  servic 


PROTECTION  CONTRACT 


GROUNDS  SUPPLIES 


GROUNDS  CONTRACT 


REPAIRS  PAYROLL 


REPAIRS  MATERIAL 


REPAIRS  CONTRACT 


ELEVATOR 


$122,300  -  Two  guards  24  hours/day,  7  days/week  (i  $7.0i 

$   3,000  -  Sand,  ice  melt,  etc. 

$  10,000  -  Snow  removad.. 

$  87,500  -  1  Superintendent  (§  $16,000  plus  apartment, 
3  Repairs  Staff  §  $10,500  each,  5  Grounds/ 
Maintenance  Staff  d  $8,000  each. 

$  10,000  -  Miscellaneous  materials. 

$   5,000  -  Repairs  that  cajinot  be  handled  by  Repairs  St 

$  18,000  -  6  cars,  hydraulic  system  §  $250  per  month. 
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COLUMBIA  POINT 


INTERIM  BUDGET 


LIANCE  REPAIRS 

5S  REPAIRS 

SEP  TRUCK 

UTENANCE  EQUIP.  REPAIR 

LER  PLANT  CONTRACT 


$  2,250  -  Minor  repairs. 

$  2,000  -  Replace  worn  par^s  as  needed. 

$  2,000  -  NCHP  experience  for  normal  weeu:. 

$  4,800  -  $400  per  month. 

$  2,000  -  NCHP  experience. 

$124,800  -  Estijnate  4  persons  (rotating  shifts) 
$15.00/hour  X  40  hours  X  52  weeks. 
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ATTACHMENT  A. 7 

NCHP-NATIONAL  TRAINING  CENTER  1983 

SEMINAR  COURSE  DESCRIPTIONS 


mri  iirnTnui'iiiiiiiiiiiiiiiii  I  iiiiiwiiTiiiimrn^ 

1983  Training  Seminars 

PROPERTY  MANAGEMENT  l-INTRODUCTION  TO  PROPERTY  MANAGEMENT: 
Criteria  for  Attendance:  All  new  property  management  employees. 

Course  Description:  This  is  a  five-day  course  designed  to  introduce  the  new 
manager  to  Property  IVlanagement  which  will  Include  policy/procedures,  HUD 
regulatory/statutory  guidelines,  payroll,  accounting  and  personnel  procedures. 

PROPERTY  MANAGEMENT  II~RNANC1AL  ASPECTS  OF 

PROPERTY  MANAGEMENT: 

Criteria  for  Attendance:  Successful  completion  of  Property  Management  I. 

Course  Description:  This  is  a  four-day  course  of  study  on  property  budgeting  and 
expense  control.  The  student  will  participate  in  budget  preparation  and 
forecasting  techniques. 

Skills  Acquired:  Students  learn:  to  identify  each  component  of  a  budget- 
prepare  an  initial  budget;  understanding  and  utilization  of  forecasting  prin- 
ciples. Case  studies  are  heavily  utilized  throughout  the  entire  course. 

PROPERTY  MANAGEMENT  lii-SUPERVISION  AND  EFFECTIVE  LEADERSHIP: 
Criteria  for  Attendance:  Successful  completion  of  Property  Management  I  and  II 
or  a  corporate  employee  with  supen/isory  responsibilities.  The  property 
manager  attending  must  supervise  2  or  more  employees;  maintenance  super- 
visors may  also  attend  if  they  supervise  3  or  more  employees  but  not  concur- 
rent in  attendance  with  managers  of  the  same  property. 

Course  Description:  This  three-day  course  is  for  the  first-line  manager,  mid-  and 
senior-level  executives  and  provides  skill  development  in  the  areas  of  leader- 
ship styles,  interrelation  of  the  supervisor  and  the  subordinate  and  introduction 
to  group  decision-making  techniques.  Each  student  will  participate  in  task  case 
studies  and  role-playing  application. 

PROPERTY  MANAGEMENT  IV-DECISION  MAKING  AND  PROBLEM 

SOLVING  TECHNIQUES 

Criteria  for  Attendance:  Successful  completion  of  Property  Management  III. 

Course  Description:  This  is  Part  Two  in  the  Property  Management  Managerial 
Skill  Development  series.  Skills  acquired  in  the  course  are  creative  problem  solv- 
ing, grid  analysis,  responsibility  and  authority  techniques  and  how  to  use  them 
in  organization  development.  This  three-day  course  is  designed  to  continue  the 
development  of  skills  required  in  the  supervisory  role.  Part  II  expands  on  the  art 
of  decision-making  and  problem-solving.  The  student  learns  to  understand  how 
individuals  make  decisions. 

PROPERTY  MANAGEMENT  V~TIME  MANAGEMENT 

Criteria  for  Attendance:  Management  employees  who  have  been  associated 


th  NCHP  for  two  years  or  more  and  who  have  successfully  completed  Proper- 
Management  III  and  IV. 


purse  Description:  This  three-day  course  is  designed  for  a 
iployees  and  agent  management  levels 


senior  property 
Skills  acquired  are  planning  and 


ganizing  work  schedules,  including  analysis  of  job  description,  prioritization  of 
brk  and  development  of  implementation  techniques. 

?OPERTY  MANAGEMENT  VI-MARKETING 

iteria  for  Attendance:  For  the  property,  district  and  regional  managers  of 
3rket  rate  and  subsidized  housing.  Site  Managers  of  market  rate  properties 
e  also  eligible. 

purse  Description:  This  three-day  course  is  designed  to  prepare  managers  for 
e-  and  post-rent  up  activities,  which  includes  the  selection  of  furnishings  for 
erior  and  exterior  design,  advertising  (how  to  develop),  and  marketing  and 
I  les  techniques. 

f>OPERTY  MANAGEMENT  VII-HOUSING  MANAGEMENT  AND 

'IE  OLDER  AMERICAN: 

j  iteria  for  Attendance:  Successful  completion  of  Property  Management  I  and 

\  sponsible  for  a  housing  development  with  at  least  a  45%  elderly  population. 

I  elderly  housing  development  site  managers  will  be  expected  to  enroll  in  this 

I  >urse  in  the  first  year  of  employment  following  successful  completion  of  PM  I. 

I  purse  Description:  This  three  day  course  is  designed  to  increase  the  manage- 
ient  skills  of  those  who  serve  the  needs  of  the  elderly.  Each  participant  will  be 
j  ovided  with  a  comprehensive  overview  of  the  frailities.  physical, 
lychological,  economic  and  social  aspects  of  the  aging  process. 

M  VIII-PSYCHOLOGICAL/PHYSIOLOGICAL  ASPECTS  OF  AGING: 
•iteria  for  Attendance:  Successful  completion  of  Property  Management  VII. 

purse  Description:  This  is  a  three-day  course  of  study  which  will  be  geared  to 
ovide  managers  who  have  already  taken  PM  VII  with  in-depth  information 
Id  methods  to  deal  with  some  of  the  major  Illnesses  that  effect  the  elderly 
Id  also  the  management  thereof. 

\/l  IX-COMMUNICATIONS  AND  THE  MANAGER: 

'iteria  for  Attendance:  Any  manager  responsible  for  the  supervision,  delegation 

"id  controlling  of  employees. 

purse  Description:  This  three-day  course  has  been  designed  to  improve  super- 
sory  management  communication  skills  in  working  with  subordinates  and  peer 
•oups. 

:ills  Acquired:  Understanding  of  the  purpose  and  principles  of  communications; 
entitication  of  communication  barriers;  development  of  effective  listening 
ills;  defining  the  interrelationship  of  the  boss  to  subordinates  as  well  as  their 
A/r\  peer  groups. 
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ATTACHMENT  A. 8 
STANDARD  NCHP  CONVENTIONAL  APARTMENT  LEASE 


NCHP  MANAGEMENT,  INC. 
APARTMENT  LEASE  AGREEMENT 


PARTIES 


PREMISES 
TERM 


THIS  LEASE  AGREEMENT,  Made  this  day  of 

,  19 ,  by  and  between  NCHP  Management,  Inc., 

Agent  for  the  CX^ners 


(hereinafter  jointly  called  LANDLORD) 

party  of  the  first  part,  and  _^___^^ 

residing  at 


(hereinafter  jointly  called  TENANT) ,  party  of  the  second  part. 

WITNESSETH,  that  in  consideration  of  the  rent  and 
covenants  herein  contained,  X.ANDLORD  hereby  leases  to  TENANT 

Apartment  No.  ,    located  at  ^_^_ 

in  the  Development  )uiovm  as  Foxchase  of  Alexandria,  Alexandra.a, 

Virginia  22304,  for  a  term  of  (    )  years,  commencing 

on  the  _______  day  of  ,  19 

the  day  of  ,  19' 


and  terminating  on 
UPON  THE  TERMS, 


COVENANTS  AND  CONDITIONS  FOXJ^WING,  unless  this  Lease  be  renev 
ed  or  terminated  as  hereinafter  provided. 


AGENT 


R£3)TAL 


SECURITY 
DEPOSIT 


1.  It  is  understood  and  agreed  by  and  between  the 
parties  hereto  that  LANDLORD  has  appointed  NCHP  MANAGEMENT,  INC., 
766  North  Howard  Street,  Alexandria,  Virginia  22304  as  Agent  for 
LANDLORD,  and  said  Agent  has  the  full  right  and  power  to  act  in 
the  name  and  place  of  said  LANDLORD.   It  is  further  understood 
and  agreed  that  whereever  the  word  LANDLORD  appears  in  this 
Apartment  Lease  Agreement,  said  LANDLORD  shall  refer  to  (a) 

the  actual  record  owners  of  the  property  and/or  (b)  NCHP  MANAGE- 
MENT, INC. ,  the  said  duly  designated  Agent.   In  the  event  of 
the  termination  of  the  said  Agent's  authority  to  act  in  the  name 
of  and  in  the  place  and  stead  of  LANDLORD,  such  authority  shall 
only  be  cancelled,  as  far  as  TENANT  is  concerned,  after  TENANT 
has  been  notified  in  writing  of  the  cancellation  of  said  Agent's 
authority. 

2.  In  consideration  of  the  said  Lease,  TENANT  here- 
by covenants  and  agrees  to  pay  to  LANDLORD,  without  setoff  or 
deductions  whatsoever,  and  without  demand  by  LANDLORD,  a  total 

rental  of  __^_^____ ____________^___  DoHaJ^s* 

($  ) ,  for  the  apartment  herein  leased,  payable  at  the 

office  of  the  Agent,  in  equal  monthly  installments  of 

_^ ^__^_  Dollars  (S        )  on  the  first 

day  of  each  and  every  calendar  month,  in  advance,  during  said 
term.   It  is  understood  and  agreed  that  TENANT  is  taJcing  posses- 
ion of  the  premises  on ,  19 .   Thereafter, 

monthly  rent  will  be  due  upon  the  terms,  covenants  and  conditions 
following,  unless  this  Lease  be  renewed  or  terminated  as  herein- 
after provided. 

3.  TENANT  has  deposited  the  sum  of    ^        

Dollars  ($        )  as  security  for  the 


faithful  performance  by  TENANT  of  the  covenants  and  conditions 
herein  set  forth.  At  the  termination  of  the  tenancy  hereunder, 
for  whatever  cause,  the  LANDLORD  may  use,  apply,  or  retain  the 
whole  or  any  part  of  the  Security  Deposit  for  any  accrued  rent, 
any  damages,  suffered  by  the  LANDLORD  as  provided  in  this  Lease, 
or  any  other  such  obligation  of  the  TENANT  as  provided  in  this 
Lease.   The  Security  Deposit  or  any  portion  not  so  retained  and 
applied  shall  be  refunded  to  the  TENANT,  within  30  days  after 
the  time  fixed  as  the  expiration  of  the  herein  demised  term  and 
surrender  of  possession  of  the  demised  premises  to  the  LANDLORD. 
Interest  on  the  aforesaid  security  shall  be  payable  in  the  amount 
and  at  the  time  prescribed  by  the  law  of  the  Commonwealth  of 
Virginia.   Said  Security  Deposit  may  not  be  used  for  the  last 
month's  rent. 
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UTILITIES 


APABTHENT 
KEYS 


ASSIQI- 
MENT  OR 
SUBLETT- 
ING BY 
TENANT 


ACCEPT- 
ANCE OF 
PROPERTY 


TENANT  is  informed  that  Virginia  State  Law  requires  th, 
LANDLORD  submit  a  written  report  to  TENANT  itemizing  damages  to 
the  dwelling  unit  existing  at  the  time  of  occupancy  withm  five 
days  after  occupancy,  which  record  shall  be  deemed  correct  unles: 
the  TENANT  objects  in  writing  within  five  days  after  receipt  of 
report.   TENANT  is  hereby  further  advised  that  Virginia  state 
Law  gives  TENANT  the  right  to  b«  present  when  the  LANDLORD  in- 
spects the  dwelling  unit  at  the  termination  of  the  tenancy  to 
determine  the  amount  of  Security  Deposit  to  be  returned.  TENANT 
shall  advise  the  LANDLORD  in  writing  who,  in  turn,  shall  notify 
the  TENANT  of  the  time  and  date  of  said  inspection  which  must  be 
made  within  seventy-two  (72)  hours  of  termination  2|  °CH"P*"=y- 
upon  completion  of  the  inspection  attended  by  the  TENANT  the  LAN 
LORD  shaU  furnish  the  TENANT  with  an  itemized  list  of  damages  t 
the  dwelling  unit  existing  at  the  time  of  the  inspection. 

4.  It  is  further  understood  and  agreed  that: 

(a)  said  rent  includes  cold  water  and 

(b)  TENANT  shall  pay  all  bills  for  gas,  electi 
city,  and  all  other  utilities,  and  make  any  necessary 
posits  required  to  activate  said  utilities. 

5.  The  office  of  the  Agent  shall  be  located  at  766 
N.  Howard  ST,  Alexandria,  Virginia  22304,  with  office  hours  bei] 
9-00  A.M.  to  5:00  P.M.  weekdays,  holidays  excepted.   All  paymen- 
and  rentals  are  due  and  payable  on  the  first  business  day  of  e* 
month  at  the  office  of  the  Agent  with  no  bills  being  rendered. 

6.  Keys  will  be  provided  for  each  apartment.   Any 
additional  keys  desired  by  TENANT  will  be  furnished  by  LANDLORD 
at  a  cost  of  Two  Dollars  ($2.00)  each.   Upon  termnation  of  ten 
ancY,  keys  must  be  returned  to  LANDLORD.   LANDLORD  will  retain 
a  pass  key  to  all  apartments.   No  TENANT  or  other  person  shall 
altar  any  lock  or  knocker  or  any  door  in  the  demised  premises 
without  the  express  written  consent  of  LANDLORD.   In  case  such 
consent  is  given,  TENANT  shall  immediately  provide  LANDLORD  wit 
a  key  for  the  said  lock  in  order  to  continue  without  interferen 
or  difficulty  LANDLORD'S  right  of  access  to  the  apartment. 

7  Without  LANDLORD'S  written  consent,  TENANT  shall 
assign  this 'Lease  or  sublet  the  whole  or  any  part  of  the  premia 
give  accommodation  to  any  roomers,  lodgers  or  other  persons  not 
listed  in  this  paragraph,  permit  the  use  of  the  premises  for  an 
purpose  other  than  is  a  private  dwelling  solely  for  TENANT  and 
TENANT'S  family,  consisting  of  the  following  named  persons: 


8  This  Agreement  is  made  with  the  specific  undersi 
inq  that  TENANT  has  examined  and  knows  the  condition  of  the  pri 
miles  and  received  the  same  "AS  IS",  and  that  no  representatioi 
as  to  the  condition  thereof  have  been  made  by  LANDLORD  or  LAND- 
LORD'S Agent  prior  to  or  at  the  execution  of  this  Agreement  th. 
are  not  herein  expressed. 

9.    TENANT  does  hereby  covenant  and  agree  to: 

(a)     Take  and  hold  said  premises  as  TENANT  fo: 
said  term,  but  subject  to  delivery  of  possession  by 
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present  occupant,  or,  in  the  case  of  a  new  building 
subject  to  coir^sletion  of  same,  but  in  either  of  the  said 
events  TENANT  shall  have  the  rent  abated  until  possession 
is  given. 

(b)  Pay  said  rent  at  the  time  and  place  specified 
without  deduction,  setoff  or  demand. 

(c)  Use  said  premises  for  a  dwelling  and  for  no 
other  purpose  whatsoever. 

(d)  Use  said  premises  in  such  manner  as  to  comply 
with  all  applicable  municipal,  county,  state  and  federal 
laws,  ordinances,  rules  and  regulations. 

(e)  Keep  said  premises  in  good  order  and  condi- 
tion and  surrender,  together  with  all  keys,  the  demised 
premises  at  the  expiration  of  the  term  herein,  or  the 
sooner  termination  thereof  as  hereinafter  provided,  or 
any  renewal  or  extension  thereof,  in  the  same  good  order 
in  which  they  were  received,  ordinary  wear  or  damage 
not  caused  by  TENANT'S  negligence,  malfeasance  or  mis- 
feasance, or  those  of  TENANT'S  family,  agents,  servants, 
employees  and  invitees,  excepted. 

(f)  Maintain  the  plumbing  in  said  premises  free 
from  stoppage  and,  in  the  event  that  the  plumbing  of 
said  premises  is  obstructed  due  to  misuse,  carelessness 
or  negligence  of  TENANT,  TENANT'S  family,  servants,  em- 
ployees or  invitees,  the  costs  of  clearing  any  such  ob- 
struction or  for  any  resulting  damage  therefrom  shall  be 
paid  by  TENANT  immediately  upon  presentation  of  the  bill 
by  LAHDLORD. 

(g)  Give  LANDLORD  prompt  written  notice  of  any 
defects  or  breakage  in  the  structure,  equipment  or  fix- 
tures of  said  premises. 

(h)    Allow  IANDI/)RD,  LANDLORD'S  agents,  employees, 
contractors  or  subcontractors  to  have  access  to  said 
premises  at  any  time  for  the  purpose  of  inspection  or  in 
the  event  of  fire,  accident  or  other  property  damage  or 
repair,  or  for  the  purpose  of  installation,  servicing  or 
renoval  of  LANDLORD'S  equipment,  or  for  the  purpose  of 
making  any  repairs  and/or  replacements  to  the  building 
or  premises  LANDLORD  considers  necessary  or  desirable. 

(i)    Be  properly  attired  when  appearing  in  the 
lobbies,  corridors  and  other  public  places  or  stairways 
in  said  building;  and,  in  the  event  that  TENANT,  mem- 
bers of  TENANT'S  household  or  TENANT'S  guests  or  invi- 
tees avail  themselves  of  the  privilege  of  using  the 
swimming  pool  or  other  recreational  facilities  in  the 
event  same  are  provided  by  LANDLORD,  then  they  shall 
also  be  suitably  attired. 

(j)    Conform  fully  and  faithfully  with  the  rules 
and  regulations  already  made  or  hereafter  made  by  LAND- 
LORD for  the  management  of  the  building,  its  lobbies, 
corridors,  laundry  rooms,  heating  and  boiler  areas, 
air  conditioning  system  areas,  swimming  pools,  and  all 
recreational  and  play  areas,  parking  areas,  drives,  fire 
escapes,  appurtenances,  sidewalks  and  grounds,  in  the 
event  they  are  part  of  the  property;  and  for  the  de- 
livery of  goods,  merchandise  and  other  things  by  trade 
people  and  other  persons;  and  for  the  appropriate  dis- 
posal of  garbage  and  trash.   Violation  of  such  rules 
and  regulations  or  any  one  of  them  shall  be  sufficient 
cause  for  termination  of  this  Agreement  at  the  option 
of  the  LANDLORD. 
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(k)    Pay  the  cost  of  repairing  any  damage  result 
ing  from  misuse,  omission  or  commission  by  TENANT, 
TENANT'S  family,  servants,  agents,  independent  contract' 
ors,  employees,  invitees  or  licensees,  to  any  part  of 
the  building  or  to  any  of  the  fixtures,  equipment  or 
appurtenances  in  or  around  said  premises. 

(1)    Pay  for  and  make   all  replacements  of  light 
bulbs  and  starters  in  the  demised  premises. 

10.   TENANT  does  hereby  covenant  and  agree  not  to: 

(a)  Create  or  permit  in  the  demised  premises  an; 
unlawful  or  offensive  occurrences,  or  shjUce,  hang  or 
throw  anything  out  of  windows  or  from  the  building  or 
appurtenances;  or  allow  in  or  about  said  premises  any 
sounds  of  a  personal,  mechanical  or  other  nature  which 
could  disturb  other  tenants. 

(b)  Bring  into  or  keep  any  explosives,  gasoline 
or  other  combustible  materials  in  said  premises,  or 
permit  or  do  anything  which  could  increase  the  rate  of 
insurance  upon  the  building  and  premises. 

(c)  Drive  nails,  except  approved  picture  hooks, 
into  the  walls  of  said  premises,  or  tape  anything  there 
to,  or  attach  other  drapery  or  curtain  fixtures,  except 
in  a  manner  approved  by  lANDLORD,  or  replace  any  lock 
furnished  by  LANDLORD,  or  install  any  additional  locks, 
or  in  any  manner  deface  or  injure  the  walls,  ceilings, 
windows,  floors,  woodwork,  fixtures  or  equipment;  and 
should  such  defacement  or  injury  by  accident  or  other- 
wise occur  within  the  demised  premises,  TENANT  agrees 
to  immediately  repair  the  damage  at  TQIANT'S  own  expens 

(d)  Erect,  set  up  or  attach  to  the  building  anj 
outside  radio  aerial  or  T.V.  antenna. 


(e)  Place  anything,  other  than  items  in  attendc 
transit,  in  the  entrances,  lobbies,  corridors  or  stair* 
ways,  or  put  any  objects  whatsoever,  upon  outside  ledge 
balcony  rails,  recreation  area  walls  or  fire  escapes, 
or  permit  toys,  skates,  bicycles,  baby  carriages  or 
any  other  things  to  remain  in  or  otherwise  obstruct  thi 
common  areas  of  the  building.  Any  items  placed  as  sud 
may  be  removed  and  disposed  of  by  LANDLORD. 


(f) 


Abandon  the  demised  premises. 


11.   TENANT  shall  not,  without  prior  written  permissioi 
of  LANDLORD: 

(a)  Make  any  alterations,  attachments  or  addi- 
tions to  the  structure,  equipment  or  fixtures  of  said 
premises,  or  remove,  exchange  or  replace  same,  or  in- 
stall any  window  fans  or  air  conditioning,  heating  or 
free2ing  equipment  or  washing  machines,  or  paint  any 
portion  of  the  demised  premises . 

(b)  Keep  any  animals,  pets  or  birds  of  any 
description  in  or  about  the  premises. 

(c)  Move  into  or  attempt  to  move  into  building 
or  premises  any  furniture  or  other  personal  property 
of  excessive  weight  or  unusual  shape  or  construction 
which  could  result  in  damage  to  the  building  or  pre- 
mises or  disturbance  to  other  teneuits. 

(d)  Use  the  swimming  pool  or  any  other  recrea 
tion2Ll  areas  to  picnic,  cook,  grill,  heat  or  serve  foe 
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or  beverages  in  said  areas  or  elsewhere  about  the  build- 
ing or  appurtenances  outside  the  demised  premises. 

(e)     Place  furniture,  equipment,  gear,  bottles, 
jars  or  other  things  in,  on  or  around  the  swimming  pool 
and  any  other  recreational  or  play  areas,  or  place  same 
on  lawns  or  other  areas  of  this  nature  which  are  part 
of  the  property  or  appurtenances  external  to  the  demised 
premises. 

12.  TEKANT  further  agrees  and  acknowledges  that: 

(a)  Any  facilities  for  laundry,  or  recreational 
which  may  be  used  by  TENANT  are  done  so  at  TENANT'S  sole 
risk,  unless  caused  by  the  omission,  fault,  negligence 
or  other  misconduct  of  the  LANDLORD.   TENANT  assumes  all 
risks  of  loss  of,  or  damage  to,  articles  or  things  while 
using  such  facilities  and  vrtiile  in  transit  thereto  or 
therefrom,  as  well  as  any  personal  injuries  suffered 

by  TENANT  ,  TENANT'S  family,  servants,  employees  and 
invitees,  unless  caused  by  the  omission,  fault,  negli- 
gence or  other  misconduct  of  the  LANDLORD. 

(b)  LANDIjORD'S  en^loyees  are  prohibited  as  such 
from  accepting  deliveries  for  tenants. 

(c)  In  order  to  preserve  the  peace,  comfort  and 
safety  of  all  residents,  and  to  protect  the  building, 
appurtenances  and  grounds,  it  is  expressly  agreed  by 
TENANT  that  failure  of  parents,  members  of  the  family, 
servants,  agents,  invitees  and  employees  of  TENANT  to 
maintain  adequate  control  over  TENANT'S  children  will 
constitute  a  breach  of  this  Agreement. 

(d)  LANDLORD'S  assignee  or  transferee  of  this 
Agreement  will  be  acknowledged  and  recognized  by  TENANT 
as  LANDLORD. 

13.  TENANT  agrees  that  LANDLORD  shall  not  be  liable  for 
any  damage  to  person  or  property  of  TENANT,  TENANT'S  family,  ser- 
vants, agents,  independent  contractors,  en^iloyees,  licensees,  or 
invitees  arising  from  any  cause  whatsoever  unless  such  damage  is 
caused  by  the  omission,  fault,  negligence  or  other  misconduct  of 
the  LANDLORD;  and  TENANT  further  agrees  to  forever  save  harmless 
LANDLORD  from  any  and  all  claims,  liability,  penalty,  damage  and 
expense  because  of  injury  to  the  person  or  property  of  TENANT, 
TENANT'S  family,  servants,  agents,  independent  contractors,  em- 
ployees, licensees  or  invitees  which  may  arise  from  any  accident 
or  from  any  cause  whatsoever  in,  on  or  about  said  premises  or 

any  portion  of  the  building,  grounds,  facilities  or  appurtenances 
thereto,  unless  caused  by  the  omission,  fault,  negligence  or  other 
misconduct  of  the  I,ANDLORD. 

14.  A  breach  on  the  part  of  any  other  tenant,  such 
other  tenant's  employees  or  servants,  of  any  of  the  covenants 
herein  or  of  any  of  the  rules  and  regulations  of  LANDLORD,  shall 
not  constitute  a  breach  of  this  Agreement  by  LANDLORD. 

15.  If  any  employee  of  LANDLORD  shall,  at  the  request 
of  TENANT,  member  of  TENANT'S  family  or  household,  agent,  servant, 
guest  or  licensee,  take  part  in  moving,  handling,  or  removing 
inything  in  or  from  any  rented,  designated  or  other  parking  space, 
including  the  driving  or  operating  of  any  automobile,  such  em- 
ployee, in  BO  doing,  shall  be  the  agent  of  TENANT  and  not  the 
aqent  of  LANDLORD,  and  LANDLORD  is  hereby  expressly  released 
from  any  loss,  damage,  bodily  injury  or  any  expenses  in  connection 
therewith.   LANDLORD  shall  not  be  required  to  provide  an  atten- 
dant to  enforce  TENANT'S  use  of  any  designated  space,  nor  shall 
TENANT  be  entitled  to  reduction  of  rent  or  other  relief  «g«in»t 
LANDLORD  due  to  unauthorized  use  of  said  space  by  others.   Park 
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ing  spaces  provided  by  lANDLORO  to  TENANT  herein  are  to  be  used 
solely  for  the  parking  of  one  automobile  per  space,  and  for  no 
other  purpose  whatsoever.   LANDLORD  shall  incur  no  liability  on 
account  of  inaccessibility  or  disrepair  of  said  parking  area  due 
directly  or  indirectly  to  inclement  weather,  accidents  or  other 
reasons  beyond  LANDLORD'S  control;  nor  shall  LANDLORD  be  liable 
for  any  theft,  loss,  property  damage  or  personal   injury  to  TENAMI 
TENANT'S  family,  agents,  servants,  guests  or  licensees  while  in, 
on  or  about  such  parking  area  or  its  means  of  ingress  or  egress, 
unless  caused  by  the  negligence  of  the  LANDLORD.   Furthermore, 
any  parking  space  tenancy  herein  shall  end  with  the  termination  ol 
the  apartoient  tenancy  in  accordance  with  the  agreements,  covenant: 
and  conditions  of  this  over-all  Agreement. 

16.  TENANT  covenants  to  pay  the  rent  aforesaid  at  the 
office  of  LANDLORD,  and,  if  said  rent  or  part  thereof  shall  be 
in  arrears  at  any  time,  LANDLORD  may  distrain  therefore.   If  said 
rent  or  part  thereof  shall  be  in  arrears  and  unpaid  for  a  period 
of  five  (5)  days,  or  if  TENANT  shall  fail  to  comply  with  any 
covenant,  condition  or  agreement  of  this  Lease,  or  if  the  premise 
shall  appear  to  be  vacant  or  abandoned,  then  in  any  of  said  event 
LANDLORD  may,  at  LANDLORD'S  option,  re-enter  and  resume  possessio 
of  the  premises,  and  declare  this  Lease,  and   the  tenancy  hereby 
created,  terminated,  and  may  thereupon  remove  all  persons  and  pro 
perty  from  the  premises,  after  appropriate  legal  process;  and 
TENANT  further  agrees,  notwithstanding  such  termination,  to  re- 
main liable  to  LANDLORD  for  loss  of  rent  caused  by  the  terminatic 
or  until  such  time  that  the  apartment  is  re-rented,  in  addition 
to  the  cost  of  repairing  damage  to  the  premises  which  may  have 
been  caused  by  an  act  or  omission  of  the  TENANT. 

In  the  event  LANDLORD  brings  any  action  against  the 
TENANT  TO  ENFORCE  COMPLIANCE  BY  TENANT  with  any  covenant  or  con- 
dition of  this  Lease,  including  the  covenant  to  pay  rent,  and  it 
is  determined  that  TENANT  has  defaulted  in  performing  or  complyij 
with  any  such  covenant  or  condition,  then  and  in  such  event, 
TENANT  shall  pay  to  LANDLORD  all  costs  and  expenses  incurred  by 
LANDLORD  in  bringing  such  action  against  TENANT,  including  a  rea- 
sonable attorney's  fee. 

17.  TENANT  agrees  to  give  the  LANDLORD  written  notice 
of  his  intention  to  vacate  at  least  thirty  (30)  days  prior  to  th 
expiration  of  this  Lease,  or  any  renewal  period,  which  notice 
must  be  received  not  later  than  5:00  P.M.  of  the  first  day  of  th 
calendar  month  in  which  the  tenancy  is  to  be  terminated,  and 
which  notice  by  its  terms  expire  at  midnight  on  the  last  day  of 
the  calendau:  month.   Unless  such  notice  is  given  or  LANDLORD  sha . 
give  similar  notice  in  writing  to  TENANT  to  surrender  possession 
TENANT  shall  be  a  month-to-month  TENANT  of  said  apartment  after 
expiration  of  the  term,  for  the  same  rental  and  subject  to  all 
covenants,  conditions,  agreements,  rules  and  regulations  as  are 
herein  set  forth;  and  for  one  (1)  month  prior  to  the  expiration 
of  the  term  of  any  renewal  period,  provided  either  LANDLORD  or 
TENANT  has  given  the  thirty  (30)  days  notice  hereinabove  refern 
to,  applicants  shall  be  admitted  at  all  reasonable  hours  to  vie 
the  premises  until  same  are  rented,  and  if  TENANT  does  not  vaca« 
the  premises  on  or  before  the  last  day  of  the  term,  LANDLORD  may 
forthwith  eject  TENANT  and  take  possession  of  the  premises  aftes 
appropriate  legal  process. 

18.  TENANT  agrees  if  said  premises  shall  be  damaged  I 
fire  or  other  unavoidable  casualty  so  as  to  be  made  unfit,  wholJ 
or  partially,  for  occupancy,  LANDLORD  may,  at  LANDLORD'S  electic 
either  treat  this  Agreement  as  fully  terminated  or  restore  said 
premises  substantially  to  its  previous  condition.  If  LANDLORD 
elects  to  restore,  the  rental  shall  be  either  abated  in  full  or 
adjusted  proportionately  until  restoration  is  sxibstantially  com- 
pleted, at  which  time  the  full  rental  shall  resume.  If  LANDLORl 
elects  not  to  restore,  this  Agreement  shall  be  fully  terminated 
rental  shall  be  adjusted  to  the  date  of  casualty,  and  there  sha 
be  no  further  liability  on  either  party  hereto. 
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19. 


It  18  further  understood  and  agreed  that: 


RELEASE 


(a)  All  personal  property  belonging  to  TENANT, 
located  in  the  demised  premises  and  building  and  appur- 
tenances shall  be  there  and  remain  at  the  sole  risk  of 
TENANT,  and  LANDLORD  shall  not  be  liable  for  any  loss  or 
damage  or  injury  thereto  arising  from  any  acts  or  negli- 
gence of  any  persons  or  from  fire,  explosion,  water,  gas, 
electricity,  leaJcs  from  the  roof  or  other  portions  of  the 
building,  or  from  the  bursting  or  pipes  or  overflowing 

of  water,  sewer  or  steam  pipes,  or  from  moths,  termites 
or  other  vermin,  or  from  any  cause  whatsoever,  unless 
caused  by  the  negligence  of  the  LANDLORD. 

(b)  LANDLORD  shall  not  be  liable  for  or  responsi- 
ble to  TENANT  for  the  failure  or  interruption  of  any 
utilities  or  facilities,  including,  but  not  limited  to, 
electricity,  gas,  heat,  air  conditioning,  plumbing, 
parking,  laundry  or  recreational  facilities  or  services, 
but  LANDLORD  shall  attempt  to  bring  about  the  restoration 
of  each  and  all  with  due  diligence  under  the  circum- 
stances. 

(c)  LANDLORD  shall  not  be  Liable  for  or  responsi- 
ble to  ^NANT  for  damages  arising  from  acts  of  negligence 
of  co-tenants  or  other  occupants  of  the  building,  or 
other  persons  therein  or  therezibout,  or  from  acts  or 
negligence  of  owners  or  occupants  of  adjacent  or  contin- 
guous  property,  or  any  other  persons. 

20.   Notwithstanding  anything  previously  set  forth  here- 
in, unless  caused  by  the  omission,  fault,  negligence  or  other  mis- 
conduct of  the  LANDLORD,  LANDLORD  is  hereby  released  and  dis- 
charged from  any  and  all  liability,  responsibility,  claim,  demand, 
loss,  cost  and  expense  connected  with,  caused  by  or  resulting  from 
any  event,  happening,  accident,  injury,  inconvenience  or  inter- 
riiptlon,  temporary  or  permanent,  to  persons,  any  damage  to  pro- 
perty, or  any  disappearance,  misappropriation,  theft  or  breach  of 
trust  occurring  in,  on,  about  or  connected  with; 


(a) 


The   demised  premises; 


(b)  All  laundry  rooms,  laundry  equipment,  garbage 
and  trash  equipment; 

(c)  The  swiinming  pool,  balconies,  all  recrea- 
tional areas  and  facilities  or  other  services  that  are 
available  at  the  property; 

(d)  All  parking  areas,  ramps,  driveways,  side- 
walks, la%ms,  lobbies,  halls,  corridors,  stairways, 
fire  escapes,  and  any  other  parts  of  the  building  or 
appurtenances ; 

(e)  All  gas,  electric,  plumbing,  heating  or  air 
conditioning  systems,  services  or  areas  in  the  building, 
roof,  basements  and  appurtenances; 

(f)  All  strikes,  lockouts,  labor  disturbances, 
casualties  or  acts  of  God,  and  any  conditions  or  situa- 
tions beyond  the  reasonable  control  of  LANDLORD. 


21. 
parties   that: 


It  is  further  understood  and  agreed  between  the 


(a)    If  TENANT  shall  be  adjudicated  a  bankrupt, 
or  if  TENANT  shall  make  an  assignment  for  the  benefit 
of  creditors  or  should  file  a  voluntary  petition  in 
bankruptcy  or  an  involuntary  petition  to  be  filed  against 
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TENANT,  then  and  in  that  event,  LANDLORD  may  lawfully 
enter  upon  and  repossess  the  demised  premises  and  hold 
sane  as  of  I,ANDLORD'S  former  estate,  free  from  this 
Agreement,  and  this  Agreement  shall  not,  by  operation  o: 
law  or  otherwise,  be  considered  or  become  a  part  of  sai 
bankrupt  TENANT'S  estate. 

(b)   -  In  the  event  eminent  domain  proceedings  sha 
be  instituted  against  the  building,  other  improvements 
and/or  the  land  upon  which  said  building  and  improvemen 
are  situate,  of  which  the  demised  premises  are  a  part, 
or  if  the  sane  is  sold  to  the  condemning  authority  unde 
threat  of  eminent  domain,  then  in  either  of  said  events 
this  Agreement  shall  cease  and  terminate  from  the  date 
of  such  taking  or  conveyance.   In  such  case,  the  rental 
■hall  be  paid  to  the  effective  date  of  such  taking  or 
conveyance,  and  TENANT  shall  have  no  claim  for  compen- 
sation for  the  balance  of  the  term  of  this  Agreement  oz 
any  portion  of  the  award. 

22.   In  the  event  that  the  above  stated  TENANT  is  a 
member  of  the  Armed  Forces  of  the  United  States  and  receives  off: 
cial  orders  to  depart  from  the  Washington  Metropolitan  Area  to 
another  duty  station  more  than  fifty  (50)  miles  from  the  leased 
premises,  or  is  prematurely  and  involuntarily  discharged  or  reli(  i 
from  active  duty,  may  terminate  his  rental  agreement  by  giving  tJ 
LANDLORD  written  notice  of  termination  to  be  effective  at  least 
thirty  (30)  days  after  the  LANDLORD  receives  the  notice. 


two 


(a)  The  written  notice  must  be  accompanied  by 

(2)    copies  of  the  official  orders. 


(b)  In  consideration  of  early  termination   the 

LANDLORD  may  require  the  TENANT  to  pay  liquidated  dam- 
ages no  greater  than  one  month's  rent  if  the  tenant  ha 
completed  less  than  six  (6)  months  of  the  tenancy  as  og 
the  effective  date  of  termination  or  one-half  of  one 
month's  rent  if  the  tenant  has  completed  at  least  six 
(6)  but  less  than  twelve  (12)  months  of  the  tenancy  aa 
of  the  effective  date  of  termination. 


(c)     The  final  rent  payment  shall  be  prorated 
the  date  of  termination  and  shall  be  payable  as  usualU 
required  by  the  terms  of  the  rental  agreement. 

23.  In   the  event  that  the  TENANT   fails   to  pay   the 
LANDLORD  the  rental   payment  within   five    (5)    days    following   the 
due  date  hereinunder,    LANDLORD  may,    at  LANDLORD'S  option,    chargi 
TENANT  a  late   fee  of  Fifteen  Dollars    (S15.00)    which   shall  be 
collectible   as  additional   rent  and  will  be  payable  by  TENANT   to 
LANDLORD. 

24.  In  the  event  that  any  payments  are  made  by  TENANT 
to  LANDLORD  by  means  of  a  check  or  other  negotiable  instrument, 
and  said  instrument  is  returned  by  the  bank  or  drawee  for  insufi 
cient  funds,  no  account,  or  any  other  reason,  LANDLORD  may,  at 
LANDIORD'S  option,  charge  TENANT  the  sum  of  Ten  Dollars  ($10.00) 
to  cover  LANDLORD'S  costs  of  handling  same,  which  charge  shall 
be  collectible  as   additional  rent. 
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SOBORDIN-|  25.     This  Agreement  is  siibject  and  subordinate  to  any 

ATION        existing  deed  of  trust,  mortgage  or  prime  lease  which  may  now  be 
on  the  building,  other  improvements  and/ or  the  land  upon  which 
said  building  and  improvements  are  situate,  of  which  the  demised 
premises  are  a  part,  and  to  any  deed  of  trust  or  mortgage  which 
may  hereafter  be  placed  on  same  during  the  term  of  this  Agreement 
or  any  extension  thereof. 

BINDING  26.     The  conditions  and  agreements  contained  herein  are 

EFFECT      binding  on  and  may  be  legally  enforced  by  the  parties  hereto,  their 
personal  representatives,  successors  or  assigns. 

WAfVER  27.    No  waiver  by  LANDLORD  of  any  breach  of  any  condi- 

tion, covenant  or  agreement  herein  contained  shall  be  construed 
to  be  a  specific  waiver  of  that  condition,  covenant  or  agreement 
or  a  waiver  of  any  subsequent  breach  thereof. 

GENDER  28.    Feminine  or  neuter  pronouns  shall  be  substituted 

AMD         for  those  of  the  mascxiline  form,  and  the  plural  shall  be  substi- 
NUMBER      tuted  for  the  singular  number  in  any  place  herein  in  which  the 
context  may  require  such  substitution. 

INCLUS-  29.    All  rules  and  regulations  are  incorporated  by 

IONS        reference  in  this  Lease  and  form  a  part  thereof. 

PARA-  30.    The  captions  of  the  several  paragraphs  of  this 

GRAPH       Agreement  are  inserted  only  as  a  matter  of  convenience  and  for 
CAPTIONS     reference  and  in  no  way  define,  limit  or  describe  the  scope  or 
intent  of  such  paragraph  or  of  this  Agreement. 

ENTIRE  31.    This  Lease  contains  the  entire  Agreement  between 

AGREE-      the  parties  and  shall  not  be  modified  in  any  manner  except  by 
MENT  JC-     an  instrument  in  writing  executed  by  the  parties.   If  any  terro 
DIFICA-      or  provision  of  this  Lease  or  the  application  thereof  to  any 
TIONS:       person  or  circumstance  shall,  to  any  extent,  be  invalid  or  un- 
SEVERABI-    enforceable  the  remainder  of  this  I<ease,  or  the  application  of 
LITY        such  term  or  provision  to  persons  or  circumstances  other  than  those 
as  to  which  it  is  held  invalid  or  unenforceable  shall  not  be 
affected  thereby,  and  each  term  and  provision  of  this  Lease  shall 
be  valid  and  be  enforced  to  the  fullest  extent  permitted  by  Law. 

WITNESS  the  hands  and  seal  of  the  parties  hereto  as 
of  the  day  and  year  first  above  written. 

WITNESS: 


By       _   (Seal) 

Authorized  Agent  -  LANDLORD 


By 


TENANT 


By 


(Seal) 


(Seal) 


TENANT 
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AHACHMENT  A.  9 
STANDARD  NCHP  SECTION  8  APARTMENT  LEASE 


i 


PARTIES 


DWELL- 
ING 
UNIT 


RENT 


CHANGES 
IN  TEN- 
ANTS 
SHARE 
OF  RENT 


NCHP  MANAGEMENT,  INC. 

SECTION  B  LEASE 

FOR  USE  UNDER  SECTION  221D4 


PROJECT:   Foxchase  of  Alexandria 
VA  390007004 


This  Agreement  made  and  entered  into  this 

19     ,  by  and  between  NCHP  Management,  Inc 


day 


of  __^_^ ^. 

Agent  for  the  Owners  hereinafter  called  the  LANDLORD,  and 

as  TENANT. 


WHEREAS,  the  LANDLORD  has  determined  that  the  TENANT  is 
eligible  to  pay  less  than  the  fair  market  rental; 

1.     WITNESSETH,  that  in  consideration  of  the  rent  and 
covenants  herein  contained,  LANDLORD  hereby  leases  to  TENANT  Apart- 
ment No.    ,    located  at  ^.^__^_____^__^_^__ 

in  the  development  )cnown  as  Foxchase  of  Alexandria,  Alexandria,  vir- 
ginia  22304,  for  a  term  of  ,  (    )  years,  commencing  on 

the  __________  day  of  ,  19 

the  day  of  »  19' 


and  terminating  on 

^ , .    _^_   Thereafter,  the 

lease  will  continue  on  a  month-to-month  basis  unless  automatically 
terminated  as  permitted  by  Paragraph  No.  23  of  this  Agreement. 

2.     The  total  rent  shall  be  _^__ 

__^ ($         )  per  month.   It  is  understood   ~ 

and  agreed  that  TENANT  is  taking  possession  of  the  premises  on 

,  19    ,  and  is  to  pay  the  sum  of 

_^ ^___^ ^______^________^   Dollars 

($       )  as  rent  from  that  date  through  ,  19 . 

Thereafter,  rent  in  the  amount  of 

Dollars  (S        )  will  be  due  and  payable  the  first 

day  of  each  month,  commencing  ,  19    ,  upon 

the  terms,  covenants  and  conditions  following,  unless  this  lease 
be  renewed  or  terminated  as  hereinafter  provided. 

Of  the  total  rent,  __^ 

Dollars  (S        )  shall  be  payable  by  or  at  the 
direction  of  the  Department  of  Housing  and  Urban  Development,  (HUD) , 

as  housing  assistance  payments  on  behalf  of  the  TENANT  and  ^ 

_^__________ Dollars  ($        )  shall  bi 

able  by  the  TENANT. 


pay- 


The  office  of  the  Agent  shall  be  located  at  766  North 
Howard  Street,  Alexandria,  Virginia  22304,  with  office  hours  being 
9:00  Bcm.  to  5:00  p.m.  weekdays,  holidays  excepted.   All  payments 
and  rentals  are  due  and  payable  on  the  first  business  day  of  each 
month  at  the  office  of  the  Agent  with  no  bills  being  rendered. 

3.     The  TENANT  agrees  that  the  amount  of  rent  the 
TENANT  pays  and/or  the  amount  of  assistance  that  HUD  pays  on  behalf 
of  the  TENANT  may  be  changed  during  the  term  of  this  Agreement  if: 

a)  HUD  determines,  in  accordance  with  HUD 
procedures,  that  an  increase  in  rents  is  needed; 

b)  HUD  changes  any  allowance  for  utilities 
or  services  considered  in  computing  the  TENANT'S  share 
of  the  rent; 

c)  The  income,  the  number  persons  in  the 
TENANT'S  household  or  other  factors  considered  in  cal- 
culating the  tenant's  rent  change  and  HUD  procedures 
provide  that  the  TENANT'S  rent  or  assistance  payment 
be  adjusted  to  reflect  the  change; 
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LAND- 
LORD 


d)  Changes  in  the  TEKANT's  rent  of  assistanct 
payment  are  required  by  HOD*  a  recertification  or  sxibsidj 
termination  procedures; 

e)  HUD's  procedtires  for  computing  the  TENANT' 
assistance  payment  or  rent  change;  or 

f)  The  TENANT  fails  to  provide  information  or 
his/her  income,  family  composition  or  other  factors  as  i 
quired  by  the  LANDLORD. 

The  LANDLORD  agrees  to  implement  changes  in  the  TENANT'; 
rent  or  tenant  assistance  payment  only  in  accordance  with  the  tin* 
frames  and  administrative  procedures  set  forth  in  HUD's  handbooks 
instructions  and  regulations  related  to  administration  of  multi- 
family  subsidy  programs.   The  LANDLORD  agrees  to  give  the  TENANT 
at  least  30  days  advance  written  notice  of  any  increase  in  the 
TENANT'S  rent  except  as  noted  in  Paragraphs  11,  16,  or  18.   The 
Notice  will  state  the  new  junount  the  TENANT  is  required  to  pay, 
the  date  the  new  amount  is  effective,  and  the  reasons  for  the 
change  in  rent.   The  Notice  will  also  advise  the  TENANT  that 
he/she  may  meet  with  the  LANDLORD  to  discuss  the  rent  change. 

4.     It  is  understood  and  agreed  by  and  between  the 
parties  hereto  that  LANDLORD  has  appointed  NCHP  MANAGEMENT,  INC. 
766  North  Howard  Street,  Alexzmdria,  Virginia  22304,  as  Agent 
for  LANDLORD,  and  said  Agent  has  the  full  right  and  power  to  act 
in  the  name  emd  place  of  said  LANDLORD.   It  is  further  understoo<! 
and  agreed  that  wherever  the  word  LANDLORD  appears  in  this 
Apartment  Lease  Agreement,  said  LANDLORD  shall  refer  to: 


a) 


and/or; 


The  actual  record  Owners  of  the  Property 


SECURITY 
DEPOSIT 


b)     NCHP  MANAGEMENT,  INC.,  the  said  duly  de- 
signated Agent.   In  the  event  of  the  termination  of 
said  Agent's  authority  to  act  in  the  name 'of  and   in 
the  place  and  stead  of  LANDLORD,  such  authority  shall 
only  be  cancelled,  as  far  as  TENANT  is  concerned, 
after  TENANT  has  been  notified  in  writing  of  the 
cancellation  of  said  Agent's  authority. 

5.     TENANT  has  deposited  the  sum  of  ^_^____^,^^^ 
Dollars  ($        )  as  Security  with  the 
LANDLORD .   Said  Security  Deposit  should  equal  one  (1)  month's 
gross  family  contribution  or  Fifty  Dollars  ($50.00) ,  whichever 
is  larger.   LANDLORD  will  hold  this  Security  Deposit  for  the 
period  the  TENANT  occupies  the  unit.   After  the  TENANT  has  moved 
from  the  unit,  the  LANDLORD  will  determine  whether  the  TENANT 
is  eligible  for  a  refund  of  any  or  all  of  the  Security  Deposit. 
The  amount  of  the  refund  will  be  determined  in  accordance  with  ti 
following  conditions  and  procedures: 

a)  The  TENANT  will  be  eligible  for  a  refund 
of  the  Security  Deposit  only  if  the  TENANT  provided 
the  LANDLORD  with  the  30-day  written  notice  of  intent 
to  move  required  by  Paragraph  No.  23,  unless  the  TENAN 
was  unable  to  give  the  notice  for  reasons  beyond  his/ 
her  control. 

b)  After  the  TENANT  has  moved  from  the  unit 
the  LANDLORD  will  inspect  the  unit  and  complete  anoth 
Unit  Inspection  Report.  The  LANDLORD  will  permit  the 
TENANT  to  participate  in  the  inspection  if  the  TENANT 
so  requests. 

c)  The  LANDLORD  will  refund  to  the  TENANT 
the  amount  of  the  Security  Deposit,  plus  any  interest 
due,  less  any  amount  needed  to  pay  the  cost  of: 

1)  Unpaid  rent; 

2)  damages  that  are  not  due  to  normai 
wear  and  tear  and  are  not  listed 
on  the  Unit  Inspection  Report; 

i 
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3) 


4) 


charges  for  late  payment  of  rent  and 
returned  checks,  as  described  in 
Paragraph  No.  20;  and 

charges  for  unretumed  keys. 


KEYS 


d)  The  LANDLORD  agrees,  upon  termination  of  this 
Lease,  to  refund  the  amount  computed  within  30  days  after 
the  TENANT  has  permanently  moved  out  of  the  unit,  returned 
possession  of  the  unit  to  the  LANDLORD,  and  given  his/her 
new  address  to  the  LANDLORD.   The  LANDLORD  will  also  give 
the  TENANT  a  written  list  of  charges  that  were  subtracted 
from  the  deposit.   If  the  TENANT  disagrees  with  the  LAND- 
LORD concerning  the  amounts  deducted  and  asks  to  meet  with 
the  LANDLORD,  the  LANDLORD  agrees  to  meet  with  the  TENANT 
and  informally  discuss  the  disputed  charges. 

e)  If  the  imit  is  rented  by  more  than  one  per- 
son, the  TENANTS  agree  that  they  will  work  out  the  details 
of  dividing  any  refund  among  themselves. 

f)  The  TENANT  understands  that  the  LANDLORD 
will  not  count  the  Security  Deposit  towards  the  last  month's 
rent. 


6.      It  is  understood  and  agreed  that: 

a)  said  rent  includes  cold  vrater;  and 

b)  TENANT  shall  pay,  directly  to  the  utility 
eoiq>any  furnishing  the  utilities,  all  bills  for  gas  and 
electricity,  and  make  any  necessary  deposits  required  to 
activate  said  utilities. 


7.      Keys  will  be  provided  for  each  apartment.   Addi- 
tional keys  desired  by  TENANT  will  be  furnished  by  LANDLORD  at  a 
cost  of Dollars  ($         )  each.   Upon  termina- 
tion of  tenancy  keys  must  be  returned  to  LANDLORD.   The  LANDLORD  may 
charge  the  TENANT  for  keys  not  returned.   LANDLORD  will  retain  a  pass 
key  to  all  apartments.   No  TENANT  or  other  person  shall  alter  any 
lock  or  knocker  or  any  door  in  the  demised  premises  without  the  ex- 
press written  consent  of  LANDLORD.   In  case  such  consent  is  given, 
TENANT  shall  immediately  provide  LANDLORD  with  a  key  for  the  said 
lock  in  order  to  continue  without  interference  or  difficulty  LAND- 
LORD'S right  of  access  to  the  apartment. 


ASSIGN- 
MENT OR 
SUBLET- 
TING BY 
TENANT 


GENERAL 
RESTRIC- 
TIONS 


8.      The  TENANT  must  live  in  the  unit  and  the  unit  must 
be  the  TENANT'S  only  place  of  residence.   The  TENANT  shall  use  the 
premises  only  as  a  private  dwelling  for  himself /herself  and  the  in- 
dividuals listed  on  the  Certification  and  Recertification  of  Tenant 
Eligibility.   The  TENANT  agrees  to  permit  other  individuals  to  reside 
in  the  unit  only  after  obtaining  the  prior  written  approval  of  the 
LANDLORD.   The  TENANT  further  AGREES  NOT  TO: 


a) 
the  unit; 


b) 


sxiblet  or  assign  the  unit,  or  any  part  of 


use  the  unit  for  unlawful  purposes; 


c)  engage  in  or  permit  unlawful  activities  in 
the  unit,  in  the  common  areas  or  on  the  project  grounds; 

d)  have  pets  or  animals  of  any  kind  in  the  unit; 

e)  make  or  permit  noises  or  acts  that  will  dis- 
turb the  rights  or  comfort  of  neighbors.  The  TENANT  agrees 
to  keep  the  volume  of  any  radio,  phonograph,  television 

or  musical  instrument  at  a  level  which  will  not  disturb 
the  neighbolrs. 
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f)  shaka,  hang,  or  throw  any^ing  out  of  win* 
dows  or  from  th«  biiilding  or  appurtenances; 

g)  bring  into  or  keep  any  explosives,  gasoline 
or  other  combustible  materials  in  said  premises,  or  perait 
or  do  anything  which  could  increase  the  rate  of  insiiranca 
upon  the  building  and  premises; 

h)     erect,  set  up  or  attach  to  the  building  uy 
outside  radio  aerial  or  T.V.  antenna; 

i)  place  anything,  other  than  items  in  attended 
transit,  in  the  entrances,  lobbies,  corridors  or  stairvayi, 
or  put  any  objects  whatsoever  in  the  windows,  upon  outside' 
ledges,  balcony  rails,  recreation  area  walls  or  fire  es- 
capes, or  permit  toys,  skates,  bicycles,  baby  carriages,  or 
any  other  things  to  remain  in  or  otherwise  obstruct  the 
common  areas  of  the  building  (any  items  placed  as  such  uy 
be  removed  and  disposed  of  by  LANDLORD) ;  and 


J) 


abandon  the  demised  premises. 


RESTRIC 
TIONS 
ON  AL- 
TERA- 
TIONS 


9.      TENANT  agrees  NOT  TO  do  any  of  the  following  with- 
out prior  written  permission  of  LANDLORD: 

a)  make  any  alterations,  attachments  or  addi- 
tions to  the  structure,  equipment  or  fixtures  of  said  pr«- 
mises,  or  remove,  exchange  or  replace  same,  or  install  any 
window  fans  or  air  conditioning,  heating  or  freezing  equip- 
ment or  washing  machines,  or  paint  any  portion  of  the  de- 
mised premises; 

b)  move  into  or  attempt  to  move  into  building 
or  premises  any  furniture  or  other  personal  property  of 
excessive  weight  or  unusual  shape  or  construction  which 
could  result  in  damage  to  the  building  or  premises  or  dis- 
tiirbance  to  other  tenants; 

c)  use  the  swimming  pool  or  any  other  recrea- 
tional areas,  picnic,  cook,  grill,  heat  or  serve  food  or 
beverages  in  said  areas  or  elsewhere  about  the  building  or 
appurtenances  outside  the  demised  premises; 

d)  place  furniture,  equipment,  gear,  bottles, 
jars  or  other  things  in,  on  or  around  the  swimming  pool 
and  any  other  recreational  or  play  areas,  or  place  same  on 
lawns  or  other  areas  of  this  nature  which  are  part  of  the 
property  or  appurtenances  external  to  the  demised  premises 

e)  place  furnishings  or  personal  property  not 
approved  by  the  LANDLORD  on  the  balconies  (no  motorcycle, 
trail  bike,  or  other  self-propelled  vehicle  shall  be  broug 
upon,  kept  or  stored  on  any  balcony,  or,  coal  cooker  brazi 
hibachi,  or  grille,  or  any  gasoline  or  other  flammable  li- 
quid petroleum  gas  fired  stove  or  similar  devices  shall  be 
ignited  or  used  on  the  balconies) ;  and 

f)  drive  nails,  except  approved  picture  hooks, 
into  the  walls  of  said  premises,  or  tape  anything  thereto, 
or  attach  other  drapery  or  ciirtain- fixtures,  except  in  a 
matter  approved  by  LANDLORD,  or  replace  any  lock  furnished 
by  LANDLORD,  or  install  any  additional  locks,  or  in  any 
manner  deface  or  injure  the  walla,  ceilings,  windows,  floo 
woodwork,  fixtures  or  equipment,  and  should  such  defacefflen 
or  injury  by  accident  or  otherwise  occur  within  the  demis« 
premises,  TENANT  agrees  to  immediately  repair  the  damage 
at  TENANT'S  own  expense. 
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10. 


TENANT  does  hereby  covenant  and  AGREE  TO: 


DAMAGES 


a)  take  and  hold  said  premises  as  TENANT  for 
said  term,  but  subject  to  delivery  of  possession  by  any 
present  occupant,  or,  in  the  case  of  a  new  building  sub- 
ject to  con^letion  of  same,  but  in  either  of  the  said  events 
TENANT  shall  have  the  rent  abated  until  possession  is  given; 

b)  pay  said  rent  at  the  time  and  place  sp>ecified 
without  deduction,  setoff,  or  demand; 

c)  use  said  premises  in  such  manner  as  to  comply 
with  all  applicable  municipal,  County,  State  and  Federal 
laws,  ordinances,  rules  and  regulations; 

d)  keep  said  premises  in  good  order  and  condi- 
tion and  surrender,  together  with  all  keys,  the  demised 
premises  at  the  expiration  of  the  term  herein,  or  the  soon- 
er termination  thereof  as  hereinafter  provided,  or  any 
renewal  or  extension  thereof,  in  the  same  good  order  in 
which  they  were  received,  ordinary  wear  or  damage  not  caused 
by  tenant's  negligence,  malfeasance  or  misfeasance,  or 
those  of  tenant's  family,  agents,  servants,  employees  and 
invitees,  excepted; 

e)  maintain  the  plumbing  in  said  premises  free 
from  stoppage  and,  in  the  event  that  the  plumbing  of  said 
premises  is  obstructed  due  to  misuse,  carelessness,  or 
negligence  of  TENANT,  TENANT'S  family,  servants,  employees 
or  invitees,  the  costs  of  clearing  any  such  obstruction  or 
for  any  resulting  damage  therefrom  shall  be  paid  by  TENANT 
immediately  upon  presentation  of  the  bill  by  LANDLORD; 

f)  give  LANDLORD  pron^t  written  notice  of  any 
defects  or  breakage  in  the  structure,  equipment,  or  fix- 
tures of  said  premises; 

g)  allow  LANDLORD,  LANDLORD'S  Agents,  employees, 
contractors,  or  subcontractors,  to  have  access  to  said  pre- 
mises at  reasonable  time  for  the  purpose  of  inspection  or 

in  the  event  of  fire,  accident  or  other  property  damage  or 
repair,  or  for  the  purpose  of  installation,  servicing  or 
removal  of  LANDLORD'S  equipment,  or  for  the  purpose  of  mak- 
ing any  repairs  and/or  replacements  to  the  building  or  pre- 
mises LANDLORD  considers  necessary  or  desirable; 

h)     be  properly  attired  when  appearing  in  the 
lobbies,  corridors  and  other  public  places  or  stairways  in 
said  building,  and,  in  the  event  that  TENANT,  members  of 
tenant's  household  or  TENANT'S  guests  or  invitees  avail 
themselves  of  the  priviledge  of  using  the  swimming  pool  or 
other  recreational  facilities  then  they  shall  also  be  sui- 
tably attired; 

i)     permit  LANDLORD  or  LANDLORD'S  Agent  to  show 
the  premises  to  any  prospective  TENANT  or  purchaser  at  all 
reasonable  times  before  the  expiration  of  this  Agreement 
or  any  extension  thereof;  and 

j)     pay  for  and  make  all  replacement  of  light 
bulbs,  fluorescent  lights  and  starters  in  the  demised  pre- 
mises. 

11.     Whenever  damage  is  caused  by  carelessness,  misuse, 
or  neglect  on  the  part  of  the  TENANT,  his/her  family  or  visitors,  the 
TENANT  agrees  to  pay: 

a)  the  cost  of  all  repairs  and  do  so  within  30 
days  after  receipt  of  the  LANDLORD'S  demand  for  the  repair 
charges;  and 
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b)  rent  for  tha  period  tha  unit  is  danaged 

%rhathar  or  not  tha  unit  is  habitable.  The  TENANT  under- 
stands that  HUD  will  not  maJce  assistance  payments  for  any 
period  in  which  the  unit  is  not  habitable.  For  any  such 
period,  the  TENANT  agrees  to  pay  the  HUD-approved  market 
rent  rather  than  the  TENANT  rent  shown  in  Paragraph  No.  l 
of  this  Agreement. 


12. 


TENANT  fxirthar  AGREES  and  acknowledges  that: 


a)  any  facilities  for  laundry  or  recreation 
which  may  be  used  by  TENANT  are  done  so  at  TENANT'S  sole 
risk,    unless  caused  by  the  omission,    fault,    negligence  or 
other  misconduct  of  the  LANDLORD      (TENANT  assumes  all  rliki 
of  loss  of,    or  damage  to,    articles  or  things   suff erred  by 
TENANT,    tenant's   family,    servants,    employees  and  inviteci, 
unless  caused  by  the  omission,    fault,    negligence  or  other 
misconduct  of  the  LANDLORD) ; 

b)  LANDLORD'S  employees  are  prohibited  as  lueh 
from  accepting  deliveries  for  TENANTS; 

c)  in  order  to  preserve  the  peace,  comfort  ud 
safety  of  all  residents,  and  to  protect  the  building,  ap- 
purtenances and  grounds,  it  is  expressly  agreed  by  TENANT 
that  failure  of  parents,  members  of  the  family,  servants, 
agents,  invitees  and  employees  of  TENANT  to  maintain  ade- 
quate control  over  TENANT'S  children  will  constitute  a 
breach  of   this  Agreement;    and 

d)  landlord's   assignee  or  transferee  of  thii 
Agreement  will  be  acJcnowledged  and  recognized  by  TENANT  u 

landlord. 


SAVE 
HARM- 
LESS 


BREACH 
BY 

OTHER 
TENANTS 


PARK- 
ING 


13.  TENANT  agrees  that  LANDLORD  shall  not  be  liable  fo 
any  damage  to  person  or  property  of  TENANT,  TENANT'S  family,  servant 
agents,  independent  contractors,  employees,  licensees  or  invitees, 
arising  from  any  cause  whatsoever  unless  such  damage  is  caused  by  tti 
omission,  fault,  negligence  or  other  misconduct  of  the  LANDLORD;  and 
TENANT  further  agrees  to  forever  save  harmless  LANDLORD  from  any  and 
all  claims,  liability,  penalty,  damage  and  expense  because  of  injuij 
to  tha  person  or  property  of  TENANT,  TENANT'S  family,  servants,  ageti 
independent  contractors,  employees,  licensees  or  invitees  which  nay 
arise  from  any  accident  or  from  any  cause  whatsoever  in,  on  or  about 
said  premises  or  any  portion  of  the  building,  grounds,  facilities, 
or  appurtenances  thereto,  unless  caused  by  the  omission,  fault,  ne- 
gligence or  other  misconduct  of  the  LANDLORD. 

14.  A  breach  on  the  part  of  any  other  TENANT,  such 
other  TENANT'S  employees  or  servants,  of  amy  of  the  covenants  herei 
or  of  any  of  the  Rules  and  Regulations  of  LANDLORD,  shall  not  con- 
stitute a  breach  of  this  Agreement  by  LANDLORD. 

15.  If  any  employee  of  LANDLORD  shall,  at  the  request 
of  TENANT,  member  of  TENANT'S  family  or  household,  agent,  servant, 
guest  or  licensee,  take  part  in  moving,  handling  or  removing  anytiii 
in  or  from  any  rented,  designated  or  other  parking  space,  including 
the  driving  or  operating  of  any  automobile,  such  employee,  in  doin? 
so,  shall  be  the  agent  of  TENANT  and  not  the  Agent  of  LANDLORD,  w^ 
LANDLORD  is  hereby  expressly  released  from  any  loss,  damage,  bodil)' 
injury  or  any  expenses  in  connection  therewith.   LANDLORD  shall  not 
be  required  to  provide  an  attendant  to  enforce  TENANT'S  use  of  any 
designated  space,  nor  shall  TENANT  be  entitled  to  reduction  of  rent 
or  other  relief  against  LANDLORD  due  to  unauthorized  use  of  said 
space  by  others.   Parking  spaces  provided  by  LANDLORD  to  TENANT  hex 
in  are  to  be  used  solely  for  the  parking  of  one  automobile  per  »P«' 
and  for  no  other  purpose  whatsoever.   LANDLORD  shall  incur  no  lia* 
bility  on  account  of  inaccessibility  or  disrepair  of  said  parking 
area  due  directly  or  indirectly  to  inclement  weather,  accidents  or 
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other  reasonB  beyond  LANOLORO's  control;  nor  shall  LANDLORD  be  liable 
for  any  theft,  loss,  property  damage  or  personal  injury  to  TE3JANT, 
tenant's  family,  agents,  servants,  guests  or  licensees  while  in,  on 
or  about  such  parking  areas  or  its  means  of  ingress  or  egress,  unless 
caused  by  the  negligence  of  the  LANDLORD.   Furthermore,  any  parking 
space  tenancy  herein  shall  end  with  the  termination  of  the  apartment 
tenancy  in  accordance  with  the  Agreements,  covenants  and  conditions 
of  this  over-all  Agreement. 

REGULAR-  lg_     Every  year  around  the  day  of , 

LY  SCH-      the  LANDLORD  will  request  the  TENANT  to  report  the  income  and  compo- 
EOULED       sition  of  the  TENANT'S  household  and  to  supply  any  other  information 
RECERTI-     required  by  HUD  for  the  purposes  of  determining  the  TENANT'S  rent  and 
TICA-  assistance  payment,  if  any.   The  TENANT  agrees  to  provide  accurate 

TIONS       statements  of  this  information  and  to  do  so  by  the  date  specified 

in  the  LANDLORD'S  request.  The  UVNDLORD  will  verify  the  information 
supplied  by  the  TENANT  and  use  the  verified  information  to  recompute 
the  amount  of  the  TENANT'S  rent  and  assistance  payment,  if  any. 

a)  If  the  TENANT  does  not  submit  the  required 
recertification  information  by  the  date  specified  in  the 
LANDLORD'S  request,  the  LANDLORD  may  impose  the  following 
penalties.   The  LANDLORD  may  implement  these  penalties  only 
in  accordance  with  the  administrative  procedures  and  time 
frames  specified  in  HUD's  regulations,  handbooks  and  in- 
structions related  to  the  administration  of  multifamily 
subsidy  programs. 

1)  Require  the  TENANT  to  pay  the  higher, 
BUD-approved  market  rent  for  the  unit. 

2)  Implement  any  increase  in  rent  result* 
.ing  from  the  recertification  processing  without  pro- 
viding the  30-day  notice  otherwise  required  by  Para- 
graph No.  3  of  this  Agreement. 

b)  The  TDJANT  may  request  to  meet  with  the  LAND- 
LORD to  discuss  any  change  in  rent  or  assistance  payment 
resxUting  from  the  recertification  processing.   If  the 
TENANT  requests  such  a  meeting,  the  LANDLORD  agrees  to  meei- 
with  the  TENANT  and  discuss  how  the  TENANT'S  rent  and  assis- 
tance payment,  if  any,  were  computed. 


REPORT- 
ING 

CHANGES 
BETWEEN 
REGULAR- 
LY 

SCHEDUL- 
ED RE- 
CERTIFI- 
CATIONS 


17. 
certifications : 


Reporting  changes  between  regularly  scheduled  re- 


a)      If  any  of  the  following  changes  occur,  the 
TENANT  agrees  to  advise  the  LANDLORD  immediately: 


unit. 


1) 


Any  household  member  moves  out  of  the 


2)  An  adult  member  of  the  household  who 
was  reported  as  unemployed  on  the  most  recent  certi- 
fication or  recertification  obtains  employment. 

3}       The  household's  income  increases  by 
more  than  S40/month  after:   (a)  the  LANDLORD  has 
reduced  the  TENANT'S  rent  because  of  a  decrease  in 
income  reported  pursuant  to  Paragraph  No.  17b  below; 
or  (b)  the  TENANT  has  submitted  certification  infor- 
mation showing  an  average  monthly  household  income 
of  less  than  $180.00  per  household  member. 

b)     The  TENANT  may  report  any  decrease  in  income 
or  any  change  in  other  factors  considered  in  calculating 
the  TENANT'S  rent.   If  the  decrease  in  income  or  change 
in  other  factors  will  last  more  than  90  days,  the  lANDLORD 
will  verify  the  information  and  make  the  appropriate  reduc- 
tion. 
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c)  If  the  TENANT  does  not  advise  the  LANDLORD 
of  these  interim  changes,  the  LANDLORD  may  increase  the 
TENANT'S  rent  to  the  HUD-approved  marJcet  rent.  The  LAND- 
LORD  nay  do  so  only  in  accordance  with  the  time  frames  an 
administrative  procedures  set  forth  in  HUD's  regulations, 
handbooks  and  instructions  on  the  atiminstration  of  multi- 
family  subsidy  program. 

d)  The  TENANT  may  request  to  meet  with  the  LAN 
LORD  to  discuss  how  any  change  in  income  or  other  factori 
affected  his/her  rent  or  assistance  payment,  if  any.  if 
the  TENANT  requests  such  a  meeting,  the  LANDLORD  agrees  t 
meet  with  the  TENANT  and  explain  how  the  TENANT'S  rent  oi 
assistance  payment,  if  any,  was  computed. 


18. 


Termination  of  Assistance: 


TENANT 
OBLIGA- 
TION  TO 
REPAY 


a)  The  TENANT  understands  that  assistance  mad< 
available  on  his/her  behalf  may  be  terminated  if  any  of  t 
following  events  happen.  Termination  of  assistance  meant 
that  the  LANDLORD  may  make  the  assistance  available  to 
another  TENANT  and  the  TENANT'S  rent  will  be  recomputed. 
In  addition,  if  the  TENANT'S  assistance  is  terminated  be- 
cause of  criteria  (1)  or  (2)  below,  the  TENANT  will  be  re 
quired  to  pay  the  HUD-approved  market  rent  for  the  unit. 

1)  The  TENANT  deliberately  submits  tt 
information  on  any  application,  certification,  re 
certification  or  request  for  interim  adjustment  fc 
the  purpose  of  obtaining  a  higher  assistance  paym 
or  lower  rent  and  HUD  approves  the  termination. 

2)  The  TENANT  does  not  provide  the  U 
LORD  with  the  information  or  reports  required  by 
Paragraph  No's.  16  or  17  within  10  calendar  days 
after  receipt  of  the  LANDLORD'S  notice  of  intent 
to  terminate  the  TENANT'S  assistance  payment. 

3)  The  amount  the  TENANT  would  be  re- 
quired to  pay  towards  rent  and  utilities  under  HUE 
rules  and  regulations  equals  the  Family  Gross  Rent 
shown  on  the  Certification  and  Recertification  foi 

b)  The  LANDLORD  agrees  to  give  the  TENANT  writ 
notice  of  the  proposed  termination.  The  notice  will  advi 
the  TENANT  that,  during  the  ten  calendar  days  following  t 
date  of  the  notice,  he/she  may  request  to  meet  with  the 
LANDLORD  to  discuss  the  proposed  termination  of  assistaiie 
If  the  TENANT  requests  a  discussion  of  the  proposed  temi 
tion,  the  LANDLORD  agrees,  to  meet  with  the  TENANT. 

c)  Termination  of  assistance  shall  not  affect 
the  tenant's  other  rights  under  this  Agreement,  including 
the  right  to  occupy  the  unit.  If  assistance  is  terminate 
pursuant  to  Paragraph  ISa  (2)  or  18a  (3),  assistance  may 
subsequently  be  reinstated  if  the  TENANT  submits  the  incc 
or  other  data  required  by  HUD  procedures,  the  LANDLORD  de 
termines  the  TENANT  is  eligible  for  assistance,  and  assis 
tance  is  available. 

19.  If  the  TENANT  submits  false  information  on  any 
application,  certification  or  request  for  interim  adjustment  or  do 
not  report  interim  changes  in  family  income  or  other  factors  as  re 
quired  by  Paragraph  No.  17  of  this  Agreement,  and  as  a  result,  is 
charged  a  rent  less  than  the  amount  required  by  HUD's  rent  formula 
the  TENANT  agrees  to  reimburse  the  LANDLORD  for  the  difference  bet 
the  rent  he/she  should  have  paid  and  the  rent  he/she  was  charged 
The  TENANT  is  not  required  to  reimburse  the  LANDLORD  for  underchar 
caused  solely  by  the  LANDLORD'S  failure  to  follow  HUD's  procedures 
for  computing  rent  or  assistance  payments. 
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20.  If  the  TENANT  does  not  pay  the  full  amount  of  the 
rent  shown  in  Paragraph  No.  2  by  the  end  of  the  5th  day  of  the  month, 
the  LANDLORD  may  collect  a  fee  of  S5.00  on  the  6th  day  of  the  month. 
Thereafter,  the  LANDLORD  may  collect  SI. 00  for  each  additional  day 
the  rent  remains  unpaid  during  the  month  it  is  due.   The  LANDLORD 
may  not  terminate  this  Agreement  for  failure  to  pay  late  charges, 
but  may  terminate  this  Agreement  for  non-payment  of  rent,  as  explain- 
ed in  Paragraph  No.  23.   The  LANDLORD  may  collect  a  fee  of  SIO.OO 

on  the  second  or  any  additional  time  a  check  is  not  honored  for  pay- 
ment (returned  from  the  bank  for  insufficient  funds) .   The  charges 
discussed  in  this  paragraph  are  in  addition  to  the  regular  monthly 
rent  payable  by  the  TENANT. 

21.  The  LANDLORD  agrees  not  to  discriminate  based  upon 
race,  color,  religion,  creed,  national  origin,  sex,  age,  handicap, 
membership  in  a  class,  such  as  unmarried  mothers  or  recipients  of 
public  assistance,  or  because  there  are  children  in  the  family. 

22.  The  LANDLORD  may,  with  the  prior  approval  of  HUD, 
change  the  terms  and  conditions  of  this  Agreement.   Any  changes  will 
become  effective  only  at  the  end  of  the  initial  term  or  a  successive 
term.   The  U^DLORD  must  notify  the  TENANT  of  any  change  and  must 
offer  the  TENANT  a  new  Agreement  or  an  amendment  to  the  existing 
Agreement.   The  TENANT  must  receive  the  notice  at  least  60  days  be- 
fore the  proposed  effective  date  of  the  change.   The  TENANT  may 
accept  the  changed  terms  and  conditions  by  signing  the  new  Agreement 
or  the  amendment  to  the  existing  Agreement  and  returning  it  to  the 
LANDLORD.   The  TENANT  may  reject  the  changed  terms  and  conditions 

by  giving  the  LANDLORD  written  notice  that  he/she  intends  to  terminate 
the  tenancy.   The  TENANT  must  give  such  notice  at  least  30  days  be- 
fore the  proposed  change  will  go  into  effect.   If  the  TENANT  does  not 
accept  the  amended  agreement,  the  LANDLORD  may  require  the  TENANT  to 
move  from  the  project,  as  provided  in  Paragraph  No.  23. 


23. 


Termination  of  Tenancy: 


a)  To  terminate  this  Agreement,  the  TENANT  must 
give  the  LANDLORD  30  days  written  notice  before  moving  from 
the  unit.   If  the  TENANT  does  not  give  the  full  30  day  no- 
tice, the  TENANT  shall  be  liable  for  rent  up  to  the  end  of 
the  30  days  for  which  notice  was  required  or  to  the  date 
the  unit  is  re-rented,  whichever  date  comes  first. 

b)  Any  termination  of  this  Agreement  by  the 
LANDLORD  must  be  carried  out  in  accordance  with  HUD  regula- 
tions. State  and  local  law,  and  the  terms  of  this  Agreement. 
The  LANDLORD  may  terminate  this  Agreement  only  for: 

o      the  tenant's  material  noncompliance 
with  the  terms  of  this  Agreement; 

e      the  TENANT'S  material  failure  to  carry 
out  obligations  under  any  State  Land- 
lord and  Tenant  Act;  or 

o      other  good  cause,  which  includes  but 

is  not  limited  to  the  TENANT'S  refusal 
to  accept  the  LANDLORD'S  proposed 
change  to  this  Agreement.   Termina- 
tions for  "other  good  cause"  may  only 
be  effective  as  of  the  end  of  any 
initial  or  successive  term. 

Material  noncompliance  includes,  but  is  not  limited 
to,  nonpayment  of  rent  beyond  any  grace  period  available 
under  State  law;  failure  to  reimburse  the  lANDLORD  within 
30  days  for  repairs  made  under  Paragraph  No.  11  of  this 
Agreement;  repeated  late  payment  of  rent;  permitting  un- 
authorized perrons  to  live  in  the  unit;  serious  or  repeated 
damage  to  the  unit  or  common  areas;  creation  of  physical 
hazards,  serious  or  repeated  interference  with  the  rights 
and  quiet  enjoyment  of  other  tenants;  failure  to  repay  un- 
authorized assistance  payments;  and  giving  the  LANDLOPD 
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falsa  infoznatlon  regarding  incoine  or  other  factors  con- 
sidered in  determining  the  TENANT'S  rent. 

e)     If  the  LANDLORD  proposes  to  terminate  this 
Agreement,  the  LANDLORD  agrees  to  give  the  TENANT  written 
notice  of  the  proposed  termination.   If  the  LANDLORD  is 
terminating  this  Agreement  for  "other  good  cause"  the  ter 
mination  notice  must  be  received  by  the  TBIANT  at  least 
30  days  before  the  date  the  TENANT  will  be  required  to  aov< 
from  the  unit.   Notices  of  proposed  termination  for  other 
reasons  must  be  given  in  accordance  with  any  time  frames 
set  forth  in  State  and  local  law.   Any  HUD- required  notice 
period  may  run  concurrently  with  any  notice  period  require 
by  State  or  local  law. 

All  termination  notices  must: 

o     specify  the  date  this  Agreeoen 
will  be  terminated; 

o     state  the  grounds  for  termina 
tion  with  enough  detail  for  th 
TENANT  to  prepare  a  defense; 

o     advise  the  TENANT  that  he/she 
has  10  days  within  which  to  dJ 
cuss  the  proposed  termination 
of  tenancy  with  the  LANDLORD. 
The  10-day  period  will  begin  c 
the  earlier  of  the  date  the 
notice  was  hand-delivered  to 
the  unit  or  the  day  after  the 
date  the  notice  is  mailed.  I. 
the  TENANT  requests  the  meetii 
the  LANDLORD  agrees  to  discusi 
the  proposed  termination  with 
the  TENANT;  and 

o     advise  the  TENANT  of  his/her 
right  to  defend  the  action  in 
court. 

d)     If  an  eviction  is  initiated,  the  LANDLORD 
agrees  to  rely  only  upon  those  grounds  cited  in  the  temi. 
tion  notice  required  by  Paragraph  c) . 

24.  If  the  TENANT  deliberately  submits  false  informa- 
tion regarding  income,  family  composition  or  other  data  on  which  th 
TENANT'S  eligibility  or  rent  is  determined,  the  LANDLORD  may,  with 
BUD  approval,  require  the-  TENANT  to  pay  the  higher,  HUD-approved 
market  rent  for  as  long  as  the  TENANT  remains  in  the  project.   In 
addition,  the  TS^ANT  could  become  subject  to  penalties  available 
under  Federal  law.   Those  penalties  include  fines  up  to  $5,000  and 
imprisonment  for  up  to  two  years. 

25.  TENANT  agrees  if  said  premises  shall  be  damaged  b 
fire  or  other  unavoidable  casuality  so  as  to  be  made  unfit,  wholly 
or  partially,  for  occupancy,  LANDLORD  may,  at  LANDLORD'S  election, 
either  treat  this  Agreement  as  fully  terminated  or  restore  said  pre 
mises  substantially  to  their  previous  condition.   If  LANDLORD  elect 
to  restore,  the  rental  shall  be  either  abated  in  full  or  adjusted  p 
portionately  until  restoration  is  substantially  completed,  at  which 
time  the  full  rental  shall  resume.   If  LANDLORD  elects  not  to  resto 
this  Agreement  shall  be  fully  terminated,  rental  shall  be  adjusted 
to  the  date  of  casualty,  and  there  shall  be  no  further  liability  on 
either  party  hereto. 
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a)  all  personal  property  belonging  to  TENANT, 
located  in  the  demised  premises  and  building  and  appurtances 
shall  be  there  and  remain  at  the  sole  risk  of  TENANT,  and 
LANDLORD  shall  not  be  liable  for  any  loss  or  damage  or  in- 
jury thereto  arising  from  any  acts  of  negligence  or  any  per- 
sons or  from  fire,  explosion,  water,  gas,  electricity,  leaks 
from  the  roof  or  other  portions  of  the  building,  or  from  the 
bursting  of  pipes  or  overflowing  of  water,  sewer  or  steam 
pipes,  or  from  moths,  termites  or  other  vermin,  or  from  any 
cause  whatsoever,  unless  caused  by  the  omission,  fault,  ne- 
gligence or  other  misconduct  of  the  LANDLORD; 

b)  UlNDLORD  shall  not  be  liable  for  or  responsi- 
ble to  TENANT  for  the  failure  or  interruption  of  any  util- 
ities or  facilities,  including,  but  not  limited  to  electri- 
city, gas,  heat,  air  conditioning,  plumbing,  parking, 
laundry  or  recreational  facilities  or  services,  but  LAND- 
LORD shall  attempt  to  bring  <ibout  the  restoration  of  each 
and  all  with  due  diligence  under  the  circumstances;  and 

c)  LANDLORD  Shall  not  be  liable  for  or  responsi- 
ble to  TENANT  for  damages  arising  from  acts  or  negligence 

of  co-tenants  or  other  occupants  of  the  building,  or  others 

therein  or  thereabout,  or  from  acts  or  negligence  of  o«mers 

or  occupants  of  adjacent  or  continguous  property,  or  any 
other  persons. 

27.     The  TENANT  understands  that  HUD  requires  the  lAND- 
LORD  to  assign  units  according  to  the  size  of  the  household  and  the 
age  and  sex  of  the  household  members: 

a)  If  the  TENANT  is  or  becomes  eligible  for  a 
two-bedroom  unit,  and  a  two-bedroom  unit  becomes  available, 
the  TENANT  agrees  to  move  within  30  days  after  the  LANDLORD 
notifies  him/her  that  a  two-bedroom  unit  is  available  with- 
in the  project;  or 

b)  If  over-occupancy  occurs  which  would  require 
the  TENANT  to  move  into  a  three-bedroom  unit,  the  TENANT 
agrees  to  move  from  the  project  within  30  days  after  the 
LANDLORD  notifies  him/her  that  a  unit  required  for  his/her 
family  composition  is  not  available  on  the  project. 


28. 
parties  that: 


It  is  further  understood  and  agreed  between  the 


I) 


if  the  TENANT  shall  be  adjudicated  a  bank- 
rupt, or  if  TENANT  shall  make  an  assignment  for  the  bene- 
fit of  creditors  or  should  file  a  voluntary  petition  in 
bankruptcy  or  an  involuntary  petition  be  filed  against 
TENANT,  then  and  in  that  event,  LANDLORD  may  lawfully  enter 
upon  and  repossess  the  demised  premises  and  hold  same  as  of 
landlord's  former  estate,  free  from  this  Agreement,  and 
this  Agreement  shall  not,  by  operation  of  law  or  otherwise, 
be  considered  or  become  a  part  of  said  bankrupt  TENANT'S 
estate;  and 

b)      in  the  event  eminent  domain  proceedings  shall 
be  instituted  against  the  building,  other  improvements  are 
situate,  of  which  the  demised  premises  are  a  part,  or  if 
the  same  is  sold  to  the  condemning  authority  under  threat 
of  eminent  domain,  then  in  either  of  said  events,  this  Agree- 
ment shall  cease  and  terminate  from  the  date  of  such  taking 
or  conveyance.   In  such  case,  the  rental  shall  be  paid  to 
the  effective  date  of  such  taking  or  conveyance,  and  TENAWT 
shall  have  no  claim  for  condensation  for  the  balance  of  the 
term  of  this  Agreement  or  any  portion  of  the  award. 
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29 .  In  the  event  that  the  above  stated  TENANT  is  a  net 
bcr  of  the  Armed  Forces  of  the  United  States  and  receives  official 
orders  to  depart  from  the  Washington  Metropolitan  Area  to  another 
duty  station  more  than  fifty  (50)  miles  from  the  leased  premises, 
this  lease  may  be  terminated  under  the  following  conditions: 

a)  the  TENANT  must  provide  the  LANDLORD  a  ful 
thirty  (30)  day  written  notice  to  vacate; 

b)  the  written  notice  must  be  accompanied  by 
two  (2)  copies  of  the  official  orders,  which  will  be  inte 
preted  only  in  terms  of  reporting  date;  and 

e)     ail  rent  payments  shall  be  prorated  throu? 
the  TENANT'S  intended  lease  termination  date  and  will  be 
paid  on  the  normal  due  dates.   In  consideration  of  the  aa 
termination  of  the  lease  agreement  the  LANDLORD  may  requi 
that  the  TENANT  pay  to  the  LANDLORD  liquidated  damages  in 
an  amount  no  greater  than  one  month's  rent  if  the  TENANT 
has  completed  less  than  six  (6)  months  of  the  tenancy  as 
the  effective  date  of  termination  or  one-half  of  one  mont 
rent  if  the  TENANT  has  completed  at  least  six  (6)  months 
but  less  than  twelve  (12)  months  of  the  tenancy  as  of  tha 
effective  date  of  termination.   TENANT  remains  responsibl 
for  any  physical  damage  to  the  premises,  normal  wear  and 
tear  excepted. 

30.  The  TENANT  further  agrees  to  obey  the  Rules  and 
Regulations  which  are  a  part  of  this  Agreement,  and  to  obey  additic 
rules  established  after  the  effective  date  of  this  Agreement  if: 

a)  the  rules  are  reasonably  related  to  the 
safety,  care  and  cleanliness  of  the  building  and  the  saf< 
comfort  and  convenience  of  the  TENANTS;  and 

b)  the  TENANT  receives  written  notice  of  the 
proposed  rule  at  least  30  days  before  the  rule  is  enfore 

Violation  of  such  rules  and  regulations  or  any  oi 
of  them  shall  be  sufficient  cause  for  termination  of  this  Agreemen 
at  the  option  of  the  LANDLORD. 

31.  Notwithstanding  anything  previously  set  forth  he 
in,  unless  caused  by  the  omission,  fault,  negligence  or  other  mis- 
conduct of  the  LANDLORD,  LANDLORD  is  hereby  released  and  discharge 
from  any  and  all  liability,  responsibility,  claim,  demand,  loss,  c 
and  expense  connected  with,  caused  by  or  resulting  from  any  event, 
happening,  accident,  injury,  inconvenience  or  interruption,  tem- 
porary or  permanent,  to  persons,  any  damage  to  property,  or  any  di 
appearance,  misappropriation,  theft  or  breach  of  trust  occurring  i 
on,  about  or  connected  with: 


a) 


the  demised  premises; 


laundry 


b)  all  storage  areas,  laundry  rooms, 
equipment,  garbage  and  trash  equipment; 

c)  the  swimming  pool,  terraces,  patios,  bal 
conies,  all  recreational  areas  and' facilities  or  other  3 
vices  that  are  available  at  the  property; 

d)  all  parking  areas,  ramps,  driveways,  side 
walks,  lawns,  lobbies,  halls,  corridors,  stairways,  fire 
escapes  and  any  other  parts  of  the  building  or  appurtene 

e)  all  gas,  electric,  plumbing,  heating  or  i 
conditioning  systems,  services  or  areas  in  the  building 
roof,  basements  and  appurtenances;  and 

f)  all  strikes,  lockouts,  labor  disturbance: 
casualties  or  acts  of  God,  and  any  conditions  or  situat 
beyond  the  reasonable  control  of  LANDLORD. 
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SUBOR-  '^*     This  Agreement  is  subject  and  subordinate  to  any 

DINA-       existing  Deed  of  Trust,  Mortgage  or  Prime  Lease  which  may  now  be  on 
TION        ^®  building,  other  improvements  and/or  the  land  upon  which  said 

building  jmd  improvements  are  situate,  of  which  the  demised  premises 
are  a  part,  and  to  any  Deed  of  Trust  or  Mortgage  which  may  hereafter 
be  placed  on  same  during  the  term  of  this  Agreement  or  any  extension 
thereof. 

BINDING  33.     The  conditions  and  Agreements  contained  herein  are 

EFFECT      binding  on  and  may  be  legally  enforced  by  the  parties  hereto,  their 
personal  representatives,  successors  or  assigns. 

WAIVER  34.     No  waiver  by  LANDLORD  of  any  breach  of  any  condition, 

covenant  or  Agreement  herein  contained  shall  be  construed  to  be  a 
specific  waiver  of  that  condition,  covenant  or  Agreement  or  a  waiver 
of  any  subsequent  breach  thereof. 

-GENDER  35.    Feminine  or  neuter  pronouns  shall  be  substituted 

AND         for  those  of  the  masculine  form,  and  the  plural  shall  be  substituted 
NUMBER      for  the  singular  number  in  any  place  herein  in  which  the  context  may 
require  such  substitution. 

PASA-  36.    The  captions  of  the  several  paragraphs  of  this  Agree- 

GRAPH  ment  are  inserted  only  as  a  matter  of  convenience  and  for  reference 
CAPTIONS  and  in  no  way  define,  limit  or  describe  the  scope  or  intent  of  such 
paragraph  or  of  this  Agreement. 

ENTIRE  37.    This  Lease  contains  the  entire  Agreement  between 

AGREE-      the  parties  and  shall  not  be  modified  in  any  manner  except  by  an  in- 
MENT        strument  in  writing  executed  by  the  parties.   If  any  term  or  provi- 
sion of  this  Lease  or  the  application  thereof  to  any  person  or  cir- 
cumstance shall,  to  any  extent,  be  invalid  or  unenforceable,  the  re- 
mainder of  this  Lease,  or  the  application  of  such  term  or  provision 
to  persons  or  circumstimces  other  than  those  as  to  which  it  is  held 
invalid  or  unenforceable  shall  not  be  affected  thereby,  and  each  term 
and  provision  of  this  Lease  shall  be  valid  and  be  enforced  to  the 
fullest  extent  permitted  by  Law. 

ATTACH-  38.     The  TENANT  certifies  that  he/she  has  received  a  copy 

MENTS  TO  of  this  Agreement,  Rules  and  Regulations,  and  Certification  and  Re- 

THE  certification  of  Tenant  Eligibility  forms,  and  understands  that  these 

AGREE-  attachments  are  part  of  this  Agreement. 
MENT 

ACCEPT-  39.    By  signing  this  Agreement,  the  TENANT  acknowledges 

ANCE  OF     that  the  unit  is  safe,  clean  and  in  good  condition.   The  TENANT  agrees 
PROPERTY    that  all  appliances  and  equipment  in  the  unit  are  in  good  working 

order,  except  as  described  on  the  Unit  Inspection  Report.   The  TENANT 
also  agrees  that  the  LANDLORD  has  made  no  promises  to  decorate,  alter, 
repair  or  improve  the  unit,  except  as  listed  on  the  Unit  Inspection 
Report 

WITNESS  the  hands  and  seals  of  the  parties  hereto  as  of  the 
day  and  year  first  above  trritten. 

WITNESS: 


BY: 


(SEALS) 

Authorized  Agent  -  LANDLORD 


TENANT 


TENANT 


(SEALS) 
(SEALS) 
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ATTACHMENT  A. 10 

PROPOSED  STABILIZED  BUDGET  FOR 

NEW  HARBOR  POINT 


New  Harbor  Point 


STABILIZED  BUDGET 

1983  Dollars 
Ptoiect  Numbci 


,i,n    Boston,   Massachusetts 


Mirugnl  by:    . 
Unrn    1587 


.WCHC 


F»milv  G3 
Eldtrty  E 


Propond 
Butjgtt 


Projnn 


NHP 
Budgri 


D.»     2/16/83 
S  ubtid  ¥ 


~~r 

innnME: 

RENT  INCOME: 

n 

Awn  menu 

0 

Stom  &  Comiti»rD»l 

n 

0!hr 

Teal  R*m  Pottntial 

RENT  ADJUSTMENTS. 

0 

Lm  Apmintnt  Vaanaa 

10 

Stom  &  Commircial  Vtcincm 

1 

Qianirt  Allomncf 

Total  Rtntal  Colkctiem 

OTHER  INCOME: 

0 

Laundry  Inuma 

90 

Othar 

Total  Othar  Incema 

TOTAL  INCOME 

RENTING  EXPENSE 

0 

Adovtning 

36,000 

20 

Coifimissiofis 

30 

Conctniofis  to  Tarnnts 

90 

MiKtllanMui 

5.000 

95 

CPCTT  FundlnE 

lon.^nn 

Total  Rtnting 

141.000 

ADMINISTRATIVE  EXPENSE 

to 

OHica,  Salarits 

69.500 

11 

OHica  Expama 

85,700 

20 

Managamant  Fa* 

357.000 

» 

Managar  Salwiti 

70.000 

40 

Lafal  Eipansai 

iq.oso 

SO 

Auditing  Exptiiia 

8,000 

CO 

Talaphona 

57,130 

10 

Employaa  Banaliti 

57,195 

11 

Payroll  Tarn 

68,630 

i: 

Workfian'i  Convtmation 

24,820 

IS 

Othar  Tani 

Social  Services  Staff 

37,000 

Total  Adminiftratlaa 

874,025 

OPERATING  EXPENSE 

31 

Janitor  Suppliti 

29.730 

41 

Gaiolina,  Oil  &  Gnaa 

20,000 

SO 

Eltctriaty 

675.060 

51 

Watar 

131. «30 

S3 

SMar 

95, 940 

52 

Cat 

50,600 

20 

Fual  Oil 

62 

Eitarminating  Contract 

19,040 

70 

Tnih  Rameval 

152.350 

Total  Opanting  Expama 

973.950 
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PraiKt 

No.  of  Uniu     1587 


New  Harbor  Point 


STABILIZED  BUDGET 
1983  Dollars 


ftfiall 


0»i«   ?/1fi/fl3 


EXPENSES:  (Conlinutdl 

MAINTENANCE  EXPENSE: 

SSIQ 

PralKtion  Pivroll 

6sn 

Proiictioa  Contiact 

308.670 

6521 

Gcoundi  Supplio 

26,300 

6522 

Groundi  Contract 

20,000 

6540 

Ripam  Payroll 

375.440 

6541 

Rapairi  Matirial 

75.250 

6542 

Rtpairi  Contract 

20,000 

S550 

Elavalor  Mainttnanc* 

79.200 

6551 

HVAC  fltpair  and  Mainiinanci 

25.000 

6SS3 

Swimming  Pool  Oparation 

6554 

Applianc*  Ripairt 

10,000 

6555 

GUaRipaia   ^  „„h<„7 

20.000 

6S61 

Oicorating  Suppliai 

58,700 

6562 

□tcorating  Contna 

100.000 

6585 

Uaaad  Equipnwnt 

4.800 

6535 

Extafior  Painting 

7,960 

6S80 

Mainnnanc*  Equipmant  Rapair 

15.000 

Total  MaintMunca  Exptni* 

1,146,300 

TAX  AND  INSURANCE  ESCROWS: 

6710 

iMai-Raal  Estatt 

600,000 

6714 

Tai  Sarvio 

1,073 

6716 

Inuianca  Admin  Fa* 

34,920 

6720 

Haiard  Insuranca 

74,843 

6721 

Uability  Inturano 

13,523 

Totil  Tama  &  Ina. 

724,365 

FINANCIAL  CHARGES 

6341 

Rasarva  for  Raplaeamam 

317,400 

6842 

R*L  lor  Paint  &  Carpat 

6821 

IVinapal/lntaran-Mongagi 

6850 

Mongaga  Inniranc*  or  Fm 

6840 

Phncipal/lnicrait  on  Nota 

6830 

Miscallanaoui 

Total  Financial  Chargit 

317,400 

TOTAL  CASH  REQUIREMENTS 

OPERATING  CASH  FLOW 

6S99 

CAPITAL  EXPENDITURES 

6598 

PERMITTED  ROI 

EXPENSE 

4,177,04C 

PER  UNIT 

2.632 

PM  0O4«    7/1/81 


February  16,  1983 


ADVERTISING 


MISCELLANEOUS 


TASK  FORCE  FUNDING 


NEW  HARBOR  POINT 
STABILIZED  BUDGET 

(1983  Dollars) 


$  36,000  -  $3,000  per  month. 

$   5,000  -  Iliscellaneous 

$100,000  -  Columbia  Point  Community  Task  Force, 


*******-******«* 


OFFICE  SALARIES 


OFFICE  EXPENSE 


MANAGEMENT  FEE 


MANAGER  SALARIES 


LEGAL  EXPENSE 


AUDIT 


TELEPHONE 


EMPLOYEE  BENEFITS 


PAYROLL  TAXES 


WORKMEN'S  COMPENSATION 


SOCIAL  SERVICES  STAFF 


$  89,500  -  1  Leasing  Coordinator  @  $25,000, 
2  Leasing  Agents  @  $15,000,  2 
Secretaries  @  $10,500,  Ih   Receptionists 
@  $9,000. 

$  85,700  -  $4.50  per  unit  per  month  NCHP  experience- 
includes  $2.50  pupm  computer  fee  eind  $2.00 
pupm  for  postage,  supplies,  copying,  etc. 

$357,000  -  $225  per  unit  per  annum. 

$  70,000  -  1  Manager  <§  $30,000,  2  Assistant  Managers 
@  $20,000. 

$  19,050  -  $1.00  per  unit  per  month  based  on  comparabli 
experience . 

$  8,000  -  Estimate  for  property  of  this  size. 

$  57,130  -  $3.00  per  unit  per  month  -  includes  entra- 
guard  in  elevator  buildings ,  answering 
service,  and  normal  office  expense. 

$  57,195  -  Standard  NCHP  formula:   Total  payroll  X  10% 

$  68,630  -  Standard  NCHP  formula:   Total  payroll  X  12% 

$  24,820  -  Based  on  1982  Massachusetts  rates. 

$  37,000  -  1  Coordinator  @  $25,000;  1  Assistant  @ 
$12,000. 


♦♦♦************ 


JANITOR  SUPPLIES 


$  29,730   Based  on  experience  for  comparable  building 
types,  i.e.,  1,03A  elevator  units  @  $2.UU 
per  unit  per  month;  266  low-rise  units  @ 
$1.00  per  unit  per  month;  and  287  townhouse 
units  @  $.50  per  unit  per  month. 
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GASOLINE,  OIL,  GREASE 


ELECTRICITY 


WATER 


SEWER 


GAS 


EXTERMINATING 


TRASH  REMOVAL 


PROTECTION  CONTRACT 


NEW  HARBOR  POINT 
STABILIZED  BUDGET 
(1983  Dollars) 

$  20,000  -  Truck,  mowers,  snow  blowers,  and  other 
ntaintenance  equipment. 

$475,060  -  All  units  have  individually  metered 
utilities  with  residents  responsible 
for  unit  expense.   Assume  hi-rises  and 
mid-rises  are  electric  or  gas  buildings 
Townhouse  aj:id  garden  units  have  electr: 
lighting  and  A/C  only.  For  expense  to 
property  use  NCHP  1982  average  costs  p( 
unit  per  month  at  comparables:        ^ 
Family  raid-rise         $35 
Adult  mid/hi-rise       $30 
Elderly  mid-rise        $25 
Family  Townhouse        $10  n 

Family  Garden  $18 

Resulting  calculation  is  trended  10%.  " 

$131,430  -  Assume  an  average  of  3.5  persons  per  uj 
with  consumption  of  65  gallons  per  per; 
per  day  at  current  rate  of  $7.48  per   ii 
1000  cubic  feet. 

$  95,940  -  Apply  rate  of  $5.46  per  1000  cubic  feei 
to  water  consumption. 

$  50,400  -  Garden  and  townhouse  units  have  indivic 
metered  gas  heat,  domestic  hot  water,  ; 
cooking.  For  expense  to  property  (coira 
area ,  vacant  units ,  etc . )  apply  current 
NCHP  experience  at  comparables : 
Townhouse  units  $5.00  per  unit  per  mont 
Garden  units  $10.00  per  unit  per  month. 

$  19,040  -  $1.00  per  unit  per  month. 


$152,350  -  Based  on  knowledge  of  area  rates. 
$8.00  per  unit  per  month. 


Esti 


*.************«* 


GROUNDS  SUPPLIES 


GROUNDS  CONTRACT 


$308,670  -  2  Roving  Guards  -24  hours/day,  7  days/W 

(§  $7.00  per  hour.   Plus,  each  of  the 
3  elderly  buildings  and  the  adult  hi-ri 
will  have  1  guard  on  duty  16  hours/day 
weekdays  and  24  hours/day  on  weekends  ( 
S7.00  per  hour. 

S  26,300  -  Sand,  seed,  fertilizer,  ice-melt,  etc. 

$  20,000  -  Snow  removal,  landscaping. 

A-65 


February  16,  1983 
Page  3 


NEW  HARBOR  POINT 
STABILIZED  BUDGET 
(1983  Dollars) 


REPAIRS  PAYROLL 


REPAIRS  MATERIAL 


REPAIRS  CONTRACT 


ELEVATOR  MAINTENANCE 


HVAC 


APPLIANCE  REPAIRS 


GLASS  REPAIRS  &  WASHING 


DECORATING  SUPPLIES 
DECORATING  CONTRACT 

LEASED  EQUIPMENT 

EXTERIOR  PAINTING 


MAINTENANCE  EQUIP.  REPAIR 


$375,440  -  1  Superintendent  @  $25,000  plus  apartment, 
1  Assistajit  Superintendent  @  $18,000  plus 
apartment,  4  Repairs  Staff  @  $14,000, 
10  Repairs  Staff  @  $12,000,  1  Head  Grounds- 
keeper  @  $15,000,  16  Grounds/Maintenance 
Staff  @  $8,840. 

$  75,250  -  NCHP  experience. 

$  20,000  -  NCHP  experience  indicates  20  to  25  percent 
of  repairs  material  expense . 

$  79,200  -  Two  cars  in  each  of  the  mid  and  hi-rise 
buildings  @  $300  per  car  per  month. 

$  25,000  -  NCHP  experience. 

$  10,000  -  Replace  worn  parts  as  needed. 

$  20,000  -  Replace  broken  glass,  contract  washing  for 
elevator  buildings . 

$158,700  -  Budget  for  40% 

Turnover  0  $250  per  unit. 

$  4,800  -  Truck  0  $400  per  month. 

$  7,9A0  -  Trim  only.   Budget  $5.00  per  unit  per 
annum. 

$  15,000  -  NCHP  experience. 


**************** 


TAXES  -  REAL  ESTATE 
TAX  SERVICE 


INSURANCE  ADMIN.  FEE 


HAZARD  INSURANCE 


LIABILITY  INSURANCE 


$600,000  -  Tax  Abatement  (per  UDAG  submission). 

$  1,075  -  Set  fee  for  services. 

$  34,920  -  NCHP  formula  applied  to  estimated  value. 

$  74,845  -  NCHP  master  policy  rates  applied  to 
estimated  value. 

$  13,525  -  NCHP  standard  rate  of  $9.27  per  unit  per 
annum. 


**«♦♦********** 


RESERVE  FOR  REPLACEMENT 


$317,400  -  $200  per  unit  per  annum  (given  proposed 
conversion  of  some  units  in  10-15  years) 
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ATTACHMENT  B.l 

SAMPLE  INITIAL  MARKETING  PLAN 

FOR  SHIRLEY  DUKE 


A  PROPOSAL  FOR 
REPOSITIONING  AND  MARKETING 
THE  FORMER 
SHIRLEY  DUKE  APARTMENTS 


Prepared  by  Davis  &  Phillips 
April  11,  1980 
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FOREVORD 

Successful  marketing  of  the  former  Shirley  Duke  apartment 
complex  will  require  a  comprehensive  program  of  communicative 
elements,  marketing  strategies,  and  promotional  activities. 
Unlike  a  "typical"  apartment  project,  this  one  presents  a 
number  of  unusual  challenges.   They  include: 

1.  Size.   The  complex  is  extremely  large.   Attain- 
ing and  maintaining  maximum  occupancy  levels 
will  require  a  favorable  awareness  level  capable 
of  generating  a  large  quantity  of  qualified  pros- 
pects.  A  massive  infusion  of  people  durinp  the 
project's  first  twelve  to  eighteen  months  is 
essential . 

2.  Unfavorable  Image.   Many  apartment  and  housing 
complexes  acquire  negative  images,  but  few  de- 
teriorate as  has  that  of  this  complex.   It  will 
be  incumbent  on  the  marketing  team  to  do  more 
than  improve  the  image.   We  must  do  away  with 
Shirley  Duke  forever  and  replace  it  with  totally 
now  imagery. 

3.  Nature  of  Product.   Rental  prospects  are  familiar 
with  the  concept  of  a  new  project  or  an  existing 
one.   A  complex  that  has  been  closed,  rehabilitated 
and   reopened  as  a  new  entity  is  a  fairly  unusual 
concept.   No  anount  of  cosmetic  changes  can  necate 
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the  fact  that  this  is  an  old  project.   That 
fact  must  be  addressed  in  some  way  and  con- 
verted to  a  marketing  advantage, 
sviously,  meeting  these  challenges  will  require  more  than  a 
jperficial  advertising  effort.   The  audiences  are  many  and 
iried  -  from  former  tenants  to  City  Council.   Emotions  rela- 
Lve  to  the  complex  are  intense.   There  are  no  middle  attitudes; 
ley  are  strongly  polarized.   Skepticism  is  high  as  to  its  suc- 
»ss  or  for  that  matter  whether  it  will  ever  get  off  the  ground, 
common  attitude  is  that  it  will  be  cleared  up,  reopened,  and 
le  same  kind  of  people  moved  back  in. 

Simple  advertising,  while  it  may  create  raw  traffic,  will  not 
111  the  project.   The  undercurrent  of  attitudes,  hostilities, 
id  skepticism  must  be  met,  recognized  and  addressed.   Everyone 
jst  be  sold  on  the  "new"  project,  including  those  who  will  never 
Lve  there. 

The  following  outline  details  those  items  which  we  feel  are 
?cessary  to  market  and  reposition  the  complex.   The  elements 
■e  many,  but  closely  interrelated  and  necessary  in  order  to 
-eject  an  overall  positive  image.   As  with  the  physical  rehabi- 
Itation,  merely  painting  and  cleaning  the  image  won't  do  the 
3b.   Deep  structural  changes  must  be  made  to  convince  quality 
?nters  to  move  there. 
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THE  PROPOSED  PLAN  OF  ACTION  AND  DEFINITION  OF 
AREAS  OF  RESPONSIBILITY: 

As  your  marketing  partner  in  this  venture,  Davis  &  Phillips 
will  be  intimately  involved  in  many  areas  of  responsibility 
and  will  assume  management  of  those  areas.   They  include  the 
following: 

I.   Nomenclature  System 

A.  Name  of  project 

B.  Names  of  villages 

C.  Names  of  unit  types 

D.  Commercial  center  name 

E.  Names  of  public  areas 
II.   Graphics  and  Signage  System 

A.  Overall  visual  identifiers  (Logo) 

B.  Selection  of  typographic  system 

C.  Design  of  primary  signage 

1.  Entrance  treatment 

2.  Perimeter  signage 

3.  Commercial  center  signage 

D.  Design  of  secondary  signage 

1.  Directional  signs 

2.  Unit  numbering  system 

3.  Public  spaces  identification 
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4.  Convenience  identifiers 

a.  Public  transportation 

b.  Laundry  areas 

c.  Street  name  signs 

d.  Recreational  sub-signa^e 

5.  Design  specification  for  commerical  leasing  tenants 

E.  Promotional  Signage 

1.  Sales  Office  Identifiers 

2.  Promotional  on-site  talkers 

3.  In-model  talkers 

4.  Model  visual  identifications 

F.  Secondarj'  Graphics 

1.   Employee  uniforms 
. 2.   Security  vehicles 

3.  Maintenance  vehicles 

4.  Parking  stickers 

5.  Keys  and  key  rings 
I.   Overall  Marketing  Plan 

A.  Rental  Profile 

B.  Definition  of  target  market 

C.  Geographic  definition  of  market 

D.  Seasonality  of  rentals/vacancies 

E.  Product  Positioning  Criteria 

F.  Problems  S:  Opportunities 

G.  Marketing  Objectives 
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H.   Marketing  Objectives 

I.   Communications  Objectives 

J.   Communications  Strategy 

K.   Advertising  Objectives 

L.   Advertising  Strategy 

M.   Publicity/Public  Relations  Plan 

N.   Sales  Promotion  Plan 

1.  Collateral  Materials 

2.  Nomenclature  and  signage  system 

3 .  Model  homes 

4.  Other 
0.   Media  Plan 

P.   Activity  Flow  Chart 
Q.   Recommended  Investment  (Budget) 
R.   Research  Plan 
IV,   Creative  Development  and  Execution 

A.  Media  Advertising 

1.  Create  and  produce  all  print  advertising 

2.  Create  and  produce  all  broadcast  advertising 

3.  Create  and  produce  all  direct  mail  advertising 

B.  Publicity/Public  Relations  Efforts 

1.  Media  liaison 

2.  Create  and  place  news  stories 

3.  Create  and  publicize  "events" 

4.  Inform  influence  centers  of  prepress 

5.  Probe  for  features  and  personal  interest  stories 

6.  Place  trade  publicity 
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C.  Model  Home  Area 

1.  Retain  and  supervise  decorator-designer 

2.  Coordinate  area  with  other  marketing  elements 

3.  Present  comprehensive  decorating  plan  to  management 

D.  Sales  Promotion  Management 

1.  Make  incentive  recommendations 

2.  Arrange  promotional  "events" 
£.   Sales  Office  Design 

1.  Design  and  oversee  production  of  sales  office 
graphics 

2.  Arrange  for  production  of  displays 

3.  Tie  in  decor  with  over-all  theme 

4.  Design  traffic  flows,  closing  areas 
Marketing  Account  Management  and  Service 

A.  Represent  the  partners  in  all  dealings  with  related 
suppliers 

B.  Plan  media  strategy  and  placement 

C.  Contract  for  space  and  pay  all  bills 

D.  Manage  trafficking  of  jobs  and  supervise  vendor  pro- 
duction 

E.  Monitor  traffic  and  adjust  activities  as  needed 

F.  Oversee  any  necessary  research 

1.  Focus  groups 

2.  Ad  pre-testing 

3.  Awareness/Attitude  measurement 
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MEMORANDUM 

TO:      MR.    BOB  VfHrZLZR 

FROM:   JZRP.y  DAVIS 

SUBJICT:   FIRST  ALEXA.\T)RIA  ASSOCIATTS 

PRZLIMIXARY  PROJFCTn)  SCTEDTILF  QT   ACTIVITIES 

COPY:   ANN  PUCKETT,  TRAFFIC  MANAGER 


May  1:  Davis  &  Phillips  begins  work 

May  2:  Conpetitive  name  search  completed 

May  9:  Preliminary  name  list  complete 

May  14:  Final  name  selection  made 

May  15:  Retain  interior  designer 

May  16:  Nomenclature  system  complete 

May  19:  Overall  marketinp  plan  completed 

May  20:  Official  groundbreaking  event 

May  23:  Graphics  preliminary  complete 

May  30:  Primary  signage  designs  complete 

June  4:  Secondary  signage  designs  complete 

June  9:  Decorating/design  plan  complete 

June  11:  Promotional  signage  designs  complete 

June  12:  Secondary  graphics  design  complete 

June  30:  Media  concepts  presented 

July  9:  Final  media  creative-  complete 

Aug  4:  Signage  installation  be^rins 

Aur.  17:  Paid  rriPdin  act3^■::^  be-zirs 


Aug.  20:  Printed  materials  complete 

Aug.  25:  Model  apts. /sales  office  complete 

Sept.  1:  Marketing  begins 

Nov.  3:  Rentals  begin 
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AHACHMENT  B.2 

SAMPLE  MARKETING  MATERIALS 

FOR  FOXCHASE 


ATTACHMENT  B.3 

SAMPLE  MARKETING  MATERIALS 

FOR  CLEMENTS  PLACE 


Con&ract;odr  Fbi/ociotion  of  BoA;orvlnc 


TECHNICAL  ASSISTANCE  PROGRAM 


February  22,  1933 


COLUMBIA  POINT 


E:      REVITALIZATION   OF  COLUMBIA  POINT   PENINSULA 

0  Whom  It  toy  Concern: 

I  am  v/riting  in  support  of  the  development  team  of  Columbia  Associates,  a  joint 
enture  of  National   Housing  Partnerships,   Peabody  Construction  Company,  and  the  John 
.  Cruz  Construction  Company,   Inc..     As  you  are  no  doubt  aware,  these  are  trying  times 
or  minority  contractors.     The  elimination  of  the  Section  8  Program  and  other 
overnmental   programs,   along  with  tlie  depressed  economy  has  had  negative  impact  on 
inority  contractors.     Most  minority  contractors'  contract  work  has  been  related  to 
ousing.     Now  there  is  Toss  of  it  to  afford  construction  opportunities.     This  project 
s  significant  in  the  economic  benefits  that  can  be  realized  by  minority  firms. 

The  John  B.   Cruz  Construction  Company  has  long  been  a  supporter  and  a  leader  for 
inority  contractors  and  their  struggle  to  achieve  a  fair  share  of  the  construction 
ollars  in  this  city.  Mr.   John  B.   Cruz,   III,  was  the  President  of  the  Contractor's 
ssociation  of  Boston  for  six  years,  and  is  presently  serving  as  Vice  President,   and  he 
ontinues  to  demonstrate  leadership  and  commitment  to  minority  business.     As  President 
f  John  B.   Cruz  Construction  Company,   his  comitment  has  also  been  proven  by  his  past 
chievement,   in  contracting  with  minority  sub-contractors  and  in  the  employment  of 
inority  workers.     Both  the  Cruz's,   John  B.   Cruz  and  John  B.  Cruz, I II,   have  demonstrated 
hat  they  believe  in  extending  the  opportunities  afforded  to  them  alone  to  other  minority 
usinesses. 

Through  Cruz's  association  with  C.A.B.,   I  am  assured  that  both  C.A.B.   and  its 
embers  will   be  able  to  maximize  the  opportunities  available  by  their  team  being 
esignated  developer  for  this  project. 
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E^  In  niams. 


Executive  Director 
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C:  Mr.   Robert  J.   Ryan 
Mr.   Lewis  H.   Spence 
Mr.   Roger  Taylor 
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COLUMBIA  POINT  PENINSULA 


REVITALIZATION  AFFIRMATIVE  ACTION  SUBMISSION 

As  stated  previously  in  o\ir  initial  submission,  the  John  B.  Cruz 
Construction  Co.,  Inc.,  is  a  one-hundred-percent  owned  and  operated 
minority  construction  company.   We,  as  minority  businessmen,  truly 
vinderstand  the  need  for  a  strong  affirmative  action  program.   We 
are  not  just  committed  to  the  specific  goals ,  we  live  it  everyday, 
it  is  an  integral  part  of  our  firm  inseparable  from  our  financial 
business  or  long-range  growth  plan. 

As  part  of  the  Coltimbia  Associates  Team,  our  firm  will  have  the 
responsibility  of  the  rehabing  and  fixing  up  of  the  apartments 
needed  for  the  relocation  of  existing  tenants,  in  order  to  have 
vacant  buildings  ready  for  construction  and  demolition.   This  phase 
of  the  work  (which  will  be  the  first  phase  of  construction  work 
started)  should  allow  us  to  hire  five  to  six  local  residents  to 
work  on  this  phase  of  construction.   This  is  in  addition  to  what 
the  joint  venture  of  Peabody/Cruz  has  committed  to.   Our  firm  also 
will  attempt  to  build  the  townhouses  as  a  merit  shop  construction 
company.   Merit  shops  or  open  shop  will  allow  us  to  work  without 
union  restrictions  and  employ  a  greater  number  of  residents.   This 
can  be  achieved  with  the  support  of  all  the  Coliimbia  Point  Selection 
Team. 

The  John  B.  Cruz  Construction  Company,  because  of  its  long  affilia- 
tion with  Contractor's  Association  of  Boston  and  the  National 
Association  of  Minority  Contractors,  can  maximize  the  nxomber  of 
minority  siibcontractors  utilized  on  the  project.   This  will  bring 
construction  firms  such  as  ours  who  are  sensitive  and  committed,  to 
hiring  our  own  people.   We  are  also  willing,  if  our  team  is  selected 
as  developer,  to  commit  to  the  hiring  of  four  persons  at  the  time 
our  team  is  designated,  even  before  construction  starts  at  Columbia 
Point. 

Through  orgamizations  such  as  Recruitment  and  Training  Program,  we 
will  work  with  residents  to  ensure  training  and  placement  throughout 
the  various  trades  which  v;ill  be  employed  on  the  project. 


PEABODY       CONSTRUCTION         CO..       INC 


COLUMBIA  POINT  PENINSULA  REVITALJZATION 
AFFIRMATIVE  ACTION  SUBMISSION 


Since  the  early  1970 's  Peabody  Construction  Company 
has  been  successful  in  providing  significant  economic  gains 
for  minorities  and  women  within  the  construction  industry. 
Utilizing  our  Affirmative  Action  Program  and  Business  and 
Employment  Opportunity  Utilization  Plans  (see  Preliminary 
Submission),  Peabody  Construction  Company  has  worked 
cooperatively  with  minority-based  community  organizations 
and  agencies  and  construction  unions  to  insure  that  minorities, 
disadvantaged  persons  and,  most  recently,  women,  have  been 
given  fair  and  equal  access  to  training,  promotional,  and 
hiring  opportunities.   A  measure  of  our  success  in  this  regard 
are  the  numbers  of  minorities  and  females  currently  working 
on  Peabody  projects  in  the  skilled  trades. 

The  Peabody  Construction  Company /Cruz  Construction 
Company  Joint  Venture  entity  recognizes  that  the  proposed 
Columbia  Point  project  provides  a  unique  opportunity  for 
affirmative  action  to  be  taken  for  a  specific  number  of 
people  who,  through  no  fault  of  their  own,  have  been  denied 
opportunities  and  access  to  the  construction  industry.   Using 
the  previously  stated  contractual  goals  of  30%  minority 
utilization,  10%  female  utilization  and  the  50%  residency 
requirement  as  a  base,  the  Peabody/Cruz  entity  will  establish 
specific  goals  in  the  individual  construction  trades;  that 
is  to  say  that  we  will  require  each  and  every  subcontractor 
providing  on-site  labor  to  establish,  prior  to  construction, 
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the  maximum  anticipated  work  force  along  with  their  projected 
minority/female  participation  (see  previous  submission  Affirma- 
tive Action,  Subcontractor  Affirmative  Action  Program  Agreement). 
With  this  accomplished,  we  will  have  a  clear  picture  of  the 
number  of  skilled  workers,  i.e. ,  carpenters,  masons,  electricians, 
plumbers,  etc.,  and  unskilled  laborers  required  for  each  trade 
and  the  number  of  opportunities  for  minorities  and  women  to 
insure  compliance  with  the  stated  goals. 

Prior  to  commencement  of  construction,  Peabody/Cruz 
proposes  to  work  with  community  groups  and  referral  agencies 
and  specifically  the  Columbia  Point  Task  Force  to  establish 
a  registry  or  referral  list  of  Columbia  Point  residents  seeking 
to  be  employed  during  the  construction  phases  of  this  proposed 
project.   This  referral  list  will  establish  the  specific  trade 
which  the  individual  is  interested  in  along  with  the  level  of 
skills,  experience  or  training  the  individual  may  have  had  in 
that  area.   In  addition  to  providing  job  opportunities  for 
unskilled  laborers,  Peabody/Cruz  will  emphasize  apprenticeship 
and  training  programs  for  those  individuals  seeking  permanent 
construction  jobs  in  the  skilled  areas.   This  has  long  been  a 
priority  of  Peabody  Construction  Company  to  establish  career 
opportunities  as  opposed  to  unskilled  manual  laborer  jobs.   Many 
of  the  subcontractors  with  whom  Peabody  Construction  Company 
does  repeat  business  have  as  part  of  their  permanent  work 
force,  minorities  and  females  who  were  recruited  and  sponsored 
through  apprenticeship  and  training  programs  and  now  enjoy 
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high  paying  skilled  positions  as  electricians,  plumbers, 
elevator  constructors  and  the  like.   These  individuals 
now  enjoy  the  social  and  economic  freedom  to  pick  and 
choose  where  and  with  whom  they  want  to  work.   As  stated 
in  our  Affirmative  Action  Program,  Peabody  Construction 
Company  has  emphasized  those  jobs  which  continue  to  have 
an  economic  impact  within  the  community  long  after  the 
construction  phase  is  completed. 

At  the  present  time  Peabody/Cruz  is  laying  the 
groundwork  for  negotiations  with  the  various  trade  vmions 
who  will  be  involved  in  the  construction  of  Coliimbia  Point. 
In  an  effort  to  maximize  the  involvement  of  Columbia  Point 
residents  as  well  as  minorities  and  females,  we  will  be 
discussing  with  the  trade  unions  specific  numbers  of  job 
opportunities  per  trade  and  the  availability  of  skilled 
and  unskilled  community  residents  available  for  those 
positions.   We  will  seek  commitments  from  the  unions  to 
place  community  residents  in  the  ongoing  training  and 
apprenticeship  program  which  is  an  essential  element  of  our 
Affirmative  Action  Program.   Peabody/Cruz  will  also  consider 
and  discuss  with  the  Trade  Unions  an  "open  shop"  policy 
which  would  permit  both  Union  and  non-Union  workers  to 
work  side-by-side  during  the  initial  phase  of  this  con- 
struction.  This  "open  shop"  policy  may  afford  more  hiring 
opportunities  for  unskilled  workers  who  would  be  given 
on-the-job  training  and  an  opportunity  to  work  side-by-side 
with  Union  Journeymen. 
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When  selected  as  General  Contractor,  Peabody/Cruz 
will  seek  the  assistance  and  support  of  the  Columbia  Point 
Task  Force  to  help  negotiate  the  best  possible  jobs  program 
and  working  agreement.   Peabody/Cruz,  with  the  help  of  the 
Task  Force,  will  be  committed  to  the  maximum  involvement  of 
commvmity  residents  at  all  times  during  construction.   Our 
initial  goal  for  Phase  I  -  Wood  Frame  Townhouse  Buildings, 
is  the  utilization  of  thirty  Columbia  Point  residents.   With 
daily  input  from  the  Task  Force  Committee  we  believe  this 
goal  can  be  achieved  if  not  exceeded. 


SO'R/nal 


MINTZ  ASSOCIATES  ARCHITECTS/PLANNERS.  INC. 


EQUAL  OPPORTUNITY 

Mintz  Associates  Architects /Planners,  Inc.  since  Its  inception  in  196A 
has  always  embraced  the  principal  of  Equal  Opportunity  and  Affirmative 
Action  not  only  in  its  emplo3ment  policies  but  in  the  Consultants  it 
has  consistently  hired  over  the  years. 

The  longest  standing  member  of  the  firm,  besides  Samuel  E.  Mintz, 
the  founder,  is  Tosh  Kawakami,  a  Japanese  American  and  Associate  member 
of  the  firm  for  the  past  seventeen  years.  Over  the  nearly  twenty  year 
history  of  the  firm,   numerous  minority  pro'fessionals  have  been 
members  of  this  firm. 

The  firm  has  in  the  past,  and  continues  to  have,  an  active  recruitment 
program  at  several  of  the  predominantly  minority  schools  of  architecture, 
including  Howard  University  in  Washington  D.C.;  Hampton  College  in 
Hampton,  Virginia;  Tuskegee  University  in  Tuskcgee,  Alabama,  and  from 
these  schools  and  other  sources  have  engaged  minority  young  architects 
over  the  years. 

The  firm,  for  the  past  three  and  a  half  years  has  been  a  part  of  the 
Southwest  Corridor  Training  Program,  which  has  placed  high  school 
minority  students  in  job  training  programs.  We  have  had  five  such 
students,  and  have  assisted  three  in  getting  tuition  scholarships  at 
the  Boston  Architectural  Center. 

Our  firm  is  one  of  the  few  that  have  been  engaged  by  groups  or 
individuals  in  Boston's  minority  community  to  be  their  Architects.  The 
all  minority  Board  of.  Directors  of  the  Roxbury  Comprehensive  Community 
Health  Center  selected  us  to  design  this  $2,000,000  facility  which 
stands  as  a  symbol  of  their  dedicated  efforts  to  bring  quality  health 
care  to  people  who  desperately  need  it,  and  frequently  do  not  get  it. 
We  were  also  selected  by  Developer  Stanley  Chen  to  be  the  Architect  for 
his  $10,000,000,  231  unit  Section  8  subsidized  Elderly  Housing  Development, 
primarily  for  Boston's  Chinese  community;  the  development's  first 
occupants  began  moving  in  last  week.  We  currently  are  Architects  for  the 
famous  Tent  City  site  in  Boston's  South  End,  where  the  community  has 
struggled  over  the  past  sixteen  years  to  achieve  mixed  income-mixed 
minority  quality  housing  for  those  South  Enders  who  are  being  displaced 
because  of  escalating  rents  and  condominium  conversion.  We  have  also 
been  the  Architects  of  long  standing  for  the  United  Community  Development 
Corporation,  a  minority  owned  Development  Corporation,  and  the  Concord 
Baptist  Church  of  the  South  End,  proposal  to  build  subsidized  housing 
on  BRA  owned  Parcel  54  on  Harrison  Avenue  across  from  the  Cathedral 
Housing  Project.   The  BRA  recently  switched,,  because  of  a  land  use  change, 
this  team's  proposed  development  site  from  Parcel  54,  to  Parcel  16  which 


is  near  the  comer  of  Massachusetts  Avenue  and  Washington  Street.   The 
reason  for  mentioning  the  above  projects  is  that  they  attest,  better 
than  any  self  serving  words  ever  can,  to  this  firm's  credibility  and 
commitment  to  the  goals  of  Equal  Opportunity  and  Affirmative  Action,  and 
the  need  for  a  better  life,  for  all  God's  children. 

As  mentioned  previously,  Mintz  Associates  Architects/Planners,  Inc. 
has  repeatedly  hired  minority  Consulting  firms  for  various  portions 
of  the  architectural  and  planning  work  this  firm  has  been  engaged  in 
over  the  years.   In  fact,  all  the  minority  owned  consulting  firms  that 
are  part  of  our  proposal  for  Columbia  Point,  i.e.  Arthur  Choo  &  Associates, 
Inc.,  our  Structural  Engineer;  Bryant  Associates,  Inc.,  our  Civil 
Engineer;  and  Willaim  H.C.  Wong,  our  Electrical  Engineer;  all  have  done 
several  projects  with  us,  and  are  currently  engaged  in  projects  with  our 
firm. 

Even  the  non  minority  owned  Consulting  firms  that  are  part  of  our 
Columbia  Point  team  i.e.  V.  Michael  Weinmayr  our  Landscape  Architect; 
Environmental  Engineers,  Inc.,  Mechanical  Engineers;  and  Goldberg 
Zoino  &  Associates,  Inc.,  our  Geotechnical  Engineers;  all  have  worked 
with  or  are  currently  working  with,  our  firm,  and  all  of  them  have 
a  commitment  to  Equal  Opportunity,  Affirmative  Action  and  recruitment  of 
minorities  and  women  for  both  professional  and  non  technical  jobs. 

Mintz  Associates  Architects /Planners,  Inc.  and  all  of  Its  Consultants 
pledge  to  continue  our  efforts  in  Equal  Opportunity  and  Affirmative 
minority  and  women  hiring.  While  a  specific  pledge  in  terms  of 
numbers  of  potential  jobs  cannot  be  stated  at  this  time,  it  is 
our  intention  to  collectively  make  possible  and  available  jobs  and 
training  for  Columbia  Point  residents  commensurate  with  our  staffing 
needs,  and  the  resident's  desire  for  the  kinds  of  training  and 
jobs  our  various  professioaal  offices  may  have  to  offer. 
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New  Harbor  Point 
Social  and  Recreational 

Services  Plan 
February  22,  1983 


I .   Introduction 

Columbia  Associates  recognizes  that  the  long  term  success  of  our 
revitalization  plan  depends  upon  building  a  sense  of  community  among 
current  and  future  residents  and  supporting  a  network  of  relationships 
and  services  that  is  responsive  to  the  needs  of  people.   It  is  evident 
from  our  discussions  with  current  Columbia  Point  residents  that  there 
exists  a  community  of  concerned  people  and  a  network  of  dedicated 
agency  personnel  who  provide  a  wide  variety  of  services.   This  proposal 
reflects  our  intention  to  build  upon  and  reinforce  the  existing  system 
that  provides  recreation  and  social  services.   We  will  outline  an  over- 
all structure  and  process  which  we  believe  enables  social  service  and 
recreational  needs  of  an  expanded  community  to  identified  and  ade- 
quately met. 

Essentially,  our  approach  seeks  to  balance  the  issues  of  control 
and  active  involvement  of  management  and  residents  along  with  the 
autonomy  of  provider  agencies.   Several  assumptions  underlie  our  approach 
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•  The  most  effective  identification  of  needs  occurs  from 
the  cooperative  efforts  of  residents  and  management 

•  Management  will  annually  designate,  as  part  of  its  budget 
supplementary  funding  to  help  support  the  delivery  of 
recreation  and  social  services. 

•  Recreational  facilities  at  U  Mass  Boston  will  continue 
to  be  available  to  residents  in  Columbia  Point. 

•  The  most  effective  delivery  of  recreation  and  social 
services  will  occur  if  those  services  are  provided  by  a 
cooperative  network  of  private,  non-profit  or  governmental 
agencies  with  established  expertise,  rather  than  by  a 
contractual  arrangement  with  an  umbrella  agency. 

•  Management  staff  therefore  will  include  a  full  time  person 
who  will  work  with  the  Community  Task  Force  and  the 
Community  Coalition  Group  to  help  with  the  coordination 
and  general  oversight  of  recreation  and  social  services 
delivery. 

I .   Organizational  Structure  to  Determine  Needs 

Both  residents  and  management  have  a  vested  interest  in  as  well  as 
valuable  perspectives  to  offer  in  the  determination  of  needs.   We 
propose  that  a  Board  of  Recreational  and  Social  Services  be  organized 
as  a  supporting  body  to  the  Community  Coalition  Group.   This  Board  would 
represent  both  management  and  residents  and  its  eventual  size  and 
composition  would  enable  the  interests  of  both  current  and  future 
residents  to  be  expressed.   The  Board  would  carry  out  the  following 
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responsibilities . 

A.  Annual  determination  of  need  for  both  recreational  and 
social  services  in  the  Columbia  Point  Community 

B.  Annual  evaluation  of  the  services  being  delivered  by 
autonomous  agencies  and  organizations  operating  in  the 
Columbia  Point  Community 

C.  Implementation  of  an  annual  process  through  which 
agencies  and  organizations  delivering  services  in  the 
Columbia  Point  Community  would  make  application  for 
supplemental  funding  to  management  in  support  of  their 
services 

D.  Appropriation,  annually,  of  supplemental  funding  provided 
by  management.   Such  appropriation  would  be  based  on 
justification  of  need  by  agencies,  and  evaluation  and 
prioritization  of  services  by  the  Board  of  Recreational 
and  Social  Services,  and  availability  of  funds. 

This  organizational  model  acknowledges  the  autonomous  nature  of 
the  agencies  and  organizations  providing  services  and  preserves  their 
right  to  manage  their  organizations  and  their  services,  while  at  the 
same  time  providing  community  input  and  protecting  management  and 
resident  control  over  the  utilization  of  supplemental  funding  resources 
provided  by  management.   Further,  it  clearly  defines  the  available 
resources  as  supplemental  to  the  normal  funding  base  of  any  agency  and, 
in  so  doing,  does  not  disturb  the  existing  responsibility  of  those 
agencies  to  continue  to  provide  the  primary  funding  base  for  their  services 

This  particular  approach  is  analogous  to  a  United  Way  model  whereby 
I'olunteers,  representing  the  community's  interest,  determine  service 
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needs;  agencies  make  funding  requests;  management  provides  funds 

to  agencies  based  on  evaluation,  priority  of  needs,  and  available 

funds;  autonomous  agencies  deliver  services  consistent  with  their 

purpose  and  competence.   Decisions  as  to  the  distribution  of 

available  funds  therefore  rests  in  a  group  that  represents  both 

the  interests   of  residents  and  management. 

II .   Present  Assessment  of  Needs  and  Services 

Given  the  current  needs  and  delivery  of  services  in  Columbia  Point, 

it  is  possible  to  identify  four  broad  areas  of  service  that  will 

likely  hold  true  for  the  decade  of  the  80 ' s  and  beyond: 

A.  Child  Care  Services 

There  is  every  reason  to  believe  that  current  trends  in 
society  will  continue  (and  likely  accelerate)  that  will 
require  child  care  services.   This  is  projected  to  include; 
nursey  and  toddler  care,  after  school  day  care  and  full  day 
care. 

B.  Youth  Recreational  Services 

As  in  every  community  in  Boston,  there  will  be  a  need  to 
provide  general  recreation  services  for  the  youth  population 
of  Columbia  Point.   The  approach  to  these  services  should 
include  those  activities  that  are  organized  and  directed 
as  well  as  those  that  are  of  a  more  informal  nature. 

C.  Social  Services  and  Health  Care 

The  provision  of  social  services  and  health  care  will  con- 
tinue to  be  important.   These  services  will  respond  to  a 
broad  range  of  needs  and  should  include  a  community  based 
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health  clinic  and  services  in  such  areas  as  employment, 
personal  counseling,  elderly  residents,  and  family  support. 
Social  services  and  health  care  will  be  available  to  both 
youth  and  adults. 
D.   Enhanced  Adult  Recreation  and  Leisure  Time  Services 
This  proposal  makes  provision  for  certain  specialized 
services  to  the  adult  population.   These  services  are 
directed  particularly  toward  the  health  and  fitness  in- 
terests of  adults  and  include  a  fitness  center,  outdoor 
tennis  courts,  and  a  jogging  path  with  exercise  stations. 
V.   Planning  For  Social  Services  and  Recreation 

This  development  Team  will  implement  a  process  to  insure  input 
by  existing  agencies  and  residents  in  developing  the  specific  details 
for  social  services  and  recreation.   Their  involvement  will  be  sought  in 
order  to  properly  define  and  evaluate  existing  social  and  recreational 
services  as  well  as  areas  that  need  to  be  addressed.   In  addition,  ideas 
will  be  sought  regarding  facilities  that  are  necessary  to  support 
social  services  and  recreation. 

We  feel  that  we  understand  the  broad  parameters  of  current  social 
and  recreational  services  as  well  as  the  requirements  for  supporting 
facilities.   However,  we  also  believe  that  direct  and  specific  agency 
and  resident  input  is  central  to  the  success  of  Columbia  Point  re- 
vitalization.   Therefore,  no  attempt  has  been  made  to  define  these  areas 
in  other  than  broad  terms.   Rather,  what  has  been  focused  on  is  the 
process  for  initial  input  and  a  structure  for  subsequent  management/ 
resident  cooperation  in  supporting  the  delivery  of  services.   More 
than  anything,  this  defines  the  commitment  of  this  Development  Team  to 
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the  building  of  a  "sense  of  community"  at  Columbia  Point 
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The  Role  of  the  Columbia  Point 
Community  Task.  Force 


The  Columbia  Point  Community  Task  Force  will  provide  the  critical  link 
between  Columbia  Associates  and  the  residents  of  Columbia  Point.   Our 
development  team  is  strongly  committed  to  building  a  relationship  with 
the  Task  Force  that  is  based  on  trust  and  works  to  the  mutual  advantage 
of  the  residents  and  Columbia  Associates.   Therefore,  we  will  seek  to 
establish  an  organizational  structure  and  decision-making  process  that 
ensures  that  the  interests  and  concerns  of  the  residents  are  expressed 
and  responded  to  during  the  development  and  management  of  New  Harbor 
Point. 

Columbia  Associates  proposes  a  cooperation  agreement  with  the  Task  Force 
that  will  build  on  the  following  principles: 

1)  Columbia  Associates  is  fully  committed  to  the  provisions  of  the 
Columbia  Point  Resident  Rehousing  Agreement;  this  includes  the 
permanent  allocation  of  400  housing  units  for  low  income  residents. 

2)  The  development  process,  including  design,  construction,  relocation 
and  marketing  will  include  active  participation  of  the  Task  Force. 
Columbia  Associates  will  review  their  preliminary  proposals  and 
plans  with  the  Task  Force  and  seek  their  input  before  final  actions 
are  taken. 

3)  Columbia  Associates  has  established  aggressive  goals  for  affirmative 
action  and  outlined  the  means  to  achieve  these  goals.  We  will  work 
closely  with  the  Task  Force  to  insure  that  current  residents  are  fully 
apprised  of  employment  opportunities  in  construction  and  management. 

A)   Columbia  Associates  commits  itself  to  excellent  property  management. 
It  is  to  the  mutual  advantage  of  Columbia  Associates  and  the  Task 
Force  to  insure  that  residents  have  an  equal  commitment  to  and 
responsibility  for  the  well  being  of  their  new  community. 

5)   Columbia  Associates  will  establish  a  permanent  funding  source  to 

support  the  work  of  the  Task  Force  and  for  social  and  recreational 
Services.   Initially,  the  Task  Force  will  be  funded  at  current  levels 
through  the  interim  management  contract  and  then  as  part  of  the 
permanent  management  budget.  An  endowment  fund  of  $5  million  will 
ultimately  be  established  by  Columbia  Associates  from  development 
proceeds.   The  determination  of  the  specific  use  of  earnings  from 
the  fund  (approximately  $500,000  annually)  will  be  made  by  the  Task 
Force  and  the  Social  and  Recreational  Services  Board. 

Initially,  there  could  be  some  awkwardness  in  the  working  relationship  be- 
tween the  development  team  and  the  Task  Force.   If  we  are  designated  as  the 
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developer,  in  effect  the  Task  Force  and  Columbia  Associates  will  be  part 
of  an  "arranged  marriage"  without  the  benefit  of  any  prior  courtship. 
Therefore,  the  first  step  in  this  new  relationship  should  be  an  intensive 
process  of  "getting-to-know-you".  To  this  end,  we  propose  that  shortly 
after  designation  the  Task  Force  and  Columbia  Associates  participate  in 
a  three-day  retreat  and  planning  session  to  lay  the  ground  work  for  a 
constructive  working  relationship.   The  key  members  of  the  development 
team  will  meet  with  the  Task  Force  to  discuss  specific  concerns,  esta- 
blish priorities,  and  agree  on  the  structure  of  the  relationship.   The 
agenda  for  this  session  would  include: 

Design  -  Mr.  Sy  Mintz  -  Review  and  discuss  site  plan, 
preliminary  building  designs,  unit  mix,  amenities, 
landscaping  and  phasing. 

Construction  -  Mr.  Ed  Fish  and  Mr.  John  B.  Cruz  -  Review  and 
discuss  preliminary  cost  estimates  for  site  work,  construc- 
tion, cost  estimates,  rehabilitation  of  existing  property, 
affirmative  action  hiring  plan,  and  the  job  training  pro- 
gram for  residents. 

Property  Management  -  Mr.  Cooper  0.  Winston  and  Mr.  Stan 
Gibson  -  Review  and  discuss  the  preliminary  and  permanent 
management  plans  and  budgets.   Identify  residents  for  on-site 
staff  positions.  Set  priorities  for  repairs  of  occupied  units. 

Relocation  -  Mrs.  Madge  DiNitto  -  Review  and  discuss  the  pre- 
liminary relocation  proposal.   Identify  residents  for  the 
relocation  survey  and  relocation  office  staff  positions. 

Finance  -  Mr.  Robert  H.  Kuehn,  Jr.  and  Ms.  Lisa  Kolker  - 
Review  and  discuss  the  general  assumptions  for  financing 
the  revitalization  effort.  Discuss  rent  levels  for  each 
income  group  necessary  to  achieve  economic  integration. 

Social  Services  -  Mr.  Bruce  Taylor  -  Review  and  discuss  the 
-ecreation  and  social  services  proposal.   Identify  appropriate  in- 
dividuals for  the  two  social  service  coordinators  staff  positions. 

Marketing  -  Mr.  Robert  H.  Kuehn  and  Ms.  Lisa  Kolker  -  Review 
and  discuss  the  preliminary  marketing  plan.  Discuss  the  pro- 
blems and  solutions  for  producing  an  economically  and  racially 
integrated  community. 

Development  -  Mr.  Ed  Fish,  Mr.  Robert  H.  Kuehn,  Mr.  William  D. 
Comings,  and  Ms.  Lisa  Kolker  -  A  summary  session  to  discuss  any 
overall  policy  decisions  of  the  Columbia  Point  revitalization 
effort. 

The  goal  of  this  planning  session  will  be  to  mutually  define  the  roles  and 
responsibilities  that  the  Task  Force  will  have  in  the  development  process  and 
the  management  of  New  Harbor  Point.  We  believe  this  will  set  the  stage  for  a 
workable  and  mutually  satisfactory  agreement. 


COLUMBIA  ASSOCIATES  LIMITED  PARTNERSHIP 
CERTIFICATE  AND  AGREEMENT  OF  LIMITED  PARTNERSHIP 

THIS   AGREEMENT  is  made  and  entered  into  as  of  the      dag  of 

February.  1983  bg  and  between  the  undersigned  parties. 

WITNESSETH   THAT: 

WHEREAS,  the  parties  hereto  desire  to  form  a  limited  partner- 
ship pursuant  to  the  Uniform  Limited  Partnership  Act  of  the  Com- 
monuiealth  of  Massachusetts  upon  the  terms  and  conditions  and  for 
the  purposes  hereinafter  set  forthi 

NOW.  THEREFORE.  in  consideration  of  the  mutual  promises  and 
undertakings  of  the  parties  hereto  and  of  other  good  and  valuable 
consideration,  it  is  hereby  agreed  as  follows: 

ARTICLE  I 

FORMATION.  NAME.  AND  PURPOSE 

1.01  Formation  and  Name.  The  undersigned  parties  do  hereby 
form  a  limited  partnership  pursuant  ta  the  Uniform  Limited  Part- 
nership Act  of  the  Commonwealth  of  Massachusetts.  The  name  of 
the  limited  partnership  formed  hereby  shall  be  Columbia  Associ- 
ates Limited  Partnership  (hereinafter  sometimes  referred  to  as 
the  "Partnership"  or  the  "Limited  Partnership"). 

1.02  Purposes.  The  purposes  of  the  Partnership  aTe  as  fol- 
lows: 

(a)  to  acquire  all  or  any  portion  of  the  real  property 
known  as  the  Columbia  Point  public  housing  project  located  in 
Dorchester*  Boston.  Massachusetts,  together  with  all  or  any  por- 
tion of  the  1.S04  housing  units  thereon,  and  such  other  property 
as  may  be  necessary  to  ensure  the  proper  development  of  this 
property  (the  "Property")* 

(b)  to  renovate  the  Property  and  construct  low  and 
moderate  income  and  market  rate  housing  units  consisting  of 
apartments  and/or  town-houses,  with  ancillary  parking  facilities 
and  such  other  commercial,  community,  retail,  recreational  and 
other  uses  as  may  be  necessary  to  properly  develop  the  Property 
(the  "Development")) 

(c)  to  finance  such  acquisitions  and  renovations  with 
the  assistance  of  construction  and/or  permanent  mortgage  loansj 

(d)  to  convert  some  or  all  of  the  housing  so  developed 
and  financed  into  condominiums  and/or  cooperatives  in  the  future; 
and 
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(•)  to  undertake  such  other  actions  as  mag  be  necessar\j 
and/or  appropriate  with  regard  to  the  development*  rehab  11 Itatlor 
and/or  sale  or  convetjance  of  the  Property  or  any  portion  of  the 
Property. 

1,03  Poolers.  In  furtherance  of  the  above  purposes*  the 
Partnership*  acting  by  and  through  its  General  Partners*  ie 
authorized  to  do  any  and  all  acts  and  things  necessary*  appropri- 
ate* proper*  advisable*  incidental  to  or  convenient  to  accomplish 
such  purposes*  including*  without  limitation*  the  following: 

(a)  to  enter  into*  perform*  amend*  or  terminate  any 
contract  incidental  to  the  accomplishment  of  the  purposes  of  the 
Partnership*  specifically  including  but  not  limited  to  (i)  pur- 
chase and  sale  agreements*  (ii)  notes  and  mortgages*  (ill)  con- 
struction loan  agreements*  (iv)  construction  contracts*  (v)  all 
documents  evidencing*  securing  or  otherwise  related  to  any  mort- 
gage loan*  (vi)  an  architect's  contract*  (vii)  all  agreements 
with  any  federal*  state  and/or  municipal  governmental  bodies*  or 
appropriate  mortgage  lenders*  (viii)  all  documents  offering  or 
otherwise  related  to  the  sale  of  the  Development*  and  (ix)  any 
contract  with  Affiliated  Persons  as  permitted  by  Section  4.06 
hereof* 

(b)  to  acquire  the  Property  and  any  additional  pro- 
perty* real  or  personal*  in  fee  or  under  lease*  or  any  rights 
therein  or  appurtenant  thereto*  necessary  or  convenient  for  the 
construction  and  operation  of  the  Development*  and  to  acquire  and 
grant  easements  for  the  purpose  of  acquiring  services  and  utili- 
ties for  the  Development* 

(c)  subject  to  applicable  law  and  the  applicable  provi- 
sions of  this  Agreement*  to  borrow  money  and  to  issue  evidences 
of  indebtedness  and  to  secure  the  same  by  mortgage*  pledge  or 
other  lien  on  the  Property,  or  any  other  assets  of  the  Partner- 
ship* in  furtherance  of  any  and  all  of  the  purposes  of  the  Part- 
nersh  ipi 

(d)  to  prepay*  in  whole  or  in  part*  refinance*  recast* 
increase*  modify  or  extend  any  notes  or  mortgages  affecting  the 
Property  and*  in  connection  therewith*  to  execute  any  extensions* 
renewals  or  modifications  of  any  such  notes  or  mortgages  on  the 
Property! 

(e>  to  employ  any  Affiliated  Person  or  a  management 
company  to  manage  the  Property.  and.  subject  to  Section  4.07 
hereof,  to  pay  reasonable  compensation  for  such  services."  and 

(f)  subject  to  the  applicable  provisions  of  this  Agree- 
ment, to  acquire. •  develop.  lease.  maintain*  operate,  manage* 
finance  and  otherwise  deal  with  any  real  estate  and  any  personal 
property*  and  to  carry  on  any  other  activities  necessary,  con- 
venient, or  Incidental  to  the  accomplishment  of  the  purposes  of 
the  Partnership. 
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1-  04  Other  Business.  The  Partnership  shall  not  engage  in 
any  other  business  without  the  prior  written  consent  of  all  Part- 
ners. 


1. 05   Principal 
business 


Place   of 


Business.   The  principal  place  of 
shall   be   located  at  c/o  Housing 


of  the  Partnership 
Associates*  806  Massachusetts  Avenue/  Cambridgei  Massachusetts 
02139,  or  at  such  other  place  as  the  General  Partners  mag  from 
time  to  time  designate  in  writing  delivered  to  the  Limited 
Partners.  In  addition,  the  Partnership  may  maintain  such  other 
offices  as  the  General  Partners  may  deem  advisable  at  any  other 
place  or  places. 


1.06  Term.  This  Partnership  shall  commence  on  the  date  of 
this  Agreement,  and  shall  continue  for  fifty  OO)  years,  unless 
dissolved  prior  thereto  in  accordance  with  the  terms  of  this 
Agreement. 

1. 07  Filing  of  Certificate;  Perfection  of  Limited  Partnei — 
ship. 

(a)  The  General  Partners  (as  defined  hereinafter)  shall 
promptly  file  and  record  this  Certificate  of  Limited  Partnership 
and  this  Agreement,  and  all  amendments  to  the  Certificate  re- 
quired by  law  to  be  filed  hereafter  for  any  reason,  in  the  office 
or  offices  within  the  Commonwealth  of  Massachusetts  in  which  such 
Certificates  are  req^uireii  to  be  filed  and  recorded  under  the  laws 
of  Massachusetts. 

(b)  The  General  Partners,  art  hereby  empowered  to  do 
all  other  acts  and  things  requisite  for  the  formation,  perfec- 
tion, and  continuing  maintenance  of  the  Partnership  as  a  limited 
partnership  pursuant  to  the  laws  of  the  Commonwealth  of  Massachu- 
setts. 


1.  08   Partners,  Percentage  Interests  in  the  Partnership. 
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<b)  The  percentage  shown  after  the  name  of  each  Partner 
in  Section  3.01  and  on  Schedule  A  hereof  shall  represent  the 
Percentage  Interest  in  the  Partnership  of  such  Partner. 
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ARTICLE  II 

CAPITAL  CONTRIBUTIONS,  BORROWINGS.  LOANS, 
AND  COLLATERAL  SECURITY 

2.01  Amount  of  Capital  Contributions.  Each  Partner  shall  be 
obligated  to  (and  does  hereby  covenant  and  agree  to)  contribute 
to  the  capital  of  the  Partnership,  on  the  date  hereof,  that  sum, 
in  cash,  or  the  value  of  the  property  delivered  to  the  Partner- 
ship, as  set  forth  after  such  Partner's  name  in  Schedule  A.  No 
Partner  shall  be  required  to  contribute  to  the  capital  of  the 
Partnership  any  amount  beyond  the  sum  set  forth  after  his  name  in 
Schedule  A.  Should  any  Partner  fail  to  pay  to  the  Limited  Part- 
nership, when  due,  all  or  a  portion  of  its  capital  contribution 
as  provided  in  Schedule  A,  the  Partners  shall  have  the  right  to 
acquire  or  to  permit  someone  else  to  acquire,  the  delinquent 
Partner's  interest  at  a  price  equal  to  lOY.  percent  of  the  differ- 
ence betuieen  the  amount  which  the  delinquent  Partner  has  paid  and 
the  cash  distributions  which  he  has  received  from  the  Partner- 
ship. The  delinquent  Partner  shall  not  be  entitled  to  any  share 
in  the  profits  or  losses  of  the  Partnership,  beginning  with  the 
year  in  which  his  default  occurs. 

2. 02  Withdrawal  of  and  Additional  Contributions.  No  Limited 
Partner  may  be  required  to  make  additional  capital  contributions. 
Except  as  otherwise  expressly  set  forth  in  this  Agreement,  no 
Partner  shall  have  the  right  to  withdraw  his  capital  contribution 
or  to  demand  or  receive  a  return  of  his  contribution. 

2. 03  Partnership  Borrowings.  If  at  any  time  the  assets  of 
the  Partnership  are  deemed  to  be  insufficient  by  the  General 
Partners,  the  General  Partners  may  require  the  Partners  to  make 
loans  to  the  Partnership  pursuant  to  Section  2.04  hereof,  or  may 
borrow  from  any  source  such  funds  as  are  deemed  by  the  General 
Partners  to  be  desirable  to  accomplish  the  purposes  of  the  Part- 
nership and  may  give  mortgages  and  security  interests  in  any 
property  of  the  Partnership  as  security  for  such  borrowings. 

2.04  Partnership  Loans  or  Letters  of  Credit.  The  Partners 
hereby  agree  that  they  shall  provide  to  the  Partnership,  if 
required  by  the  General  Partners,  (a)  loans  which  shall  be  repaid 
by  the  Partnership  from  the  proceeds  of  mortgage  or  equity  finan- 
cing, or  otherwise  pursuant  to  Section  3.03  (b)(iii)  hereof  from 
positive  cash  flow  from  operations;  and/or  <b)  irrevocable  let- 
ters of  credit  as  collateral  security  for  Partnership  borrowings. 
Each  Partner  shall  be  required  to  provide  that  share  of  the  total 
agreed  upon  loans  or  collateral  security  which  is  proportionate 
to  his  total  Percentage  Interest  in  the  Partnership  as  set  forth 
in  Section  3.01.  In  the  event  that  any  Partner  fails  to  provide, 
within  thirty  (30)  days  after  the  same  is  due,  the  required  por- 
tion  of   such  loans  or  collateral  security,  then  the  obligations 
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of  such  defaulting  Partner  may  be  ratably  assumed  by  the  non- 
defaulting  Partners.  The  defaulting  Partner's  percentage  inter- 
est in  the  Partnership  shall  be  proportionately  reduced  according 
to  the  ratio  between  the  defaulted  obligation  and  the  total 
amount  of  all  such  similar  obligation  of  the  same  type  which  the 
defaulting  Partner  has  previously  provided.  Any  portion  of  a 
Percentage  Interest  forfeited  by  a  Partner  pursuant  to  the  pre- 
ceding sentence  shall  thereafter  be  reallocated  to  the  other 
Partners.  The  obligation  to  make  loans  and/or  provide  letters  of 
credit  as  provided  herein  shall  be  enforceable  solely  by  a  Part- 
ner to  this  Agreement  and  shall  not  create  any  rights  in  any 
creditor  of  the  Partnership. 

2.05  Separate  Obligations.  All  obligations  of  the  Partner- 
ship or  by  the  General  Partners  Individually  shall  not  be  on  a 
"joint  and  several"  basls>  Including  guarantees*  pledges  of  col- 
lateral/ letters-of-credlt.  etc.  To  the  extent  that  such  joint 
and  several  obligations  are  Imposed  by  third  parties*  the  General 
Partners  agree  to  indemnify  each  other  in  a  mutually  satisfactory 
manner. 

2.06  Interest.  Neither  the  capital  contributions  of  the 
Partners  nor  any  loans  made  by  the  General  Partners  pursuant  to 
Section  2.04  hereof  shall  bear  interest. 

ARTICLE  III 

ACCOUNTING  AND  DISTRIBUTIONS;  DISSOLUTION 

3.  01  Partnership  Interests  in  the  Partnership.  The  owner- 
ship and  distributions*  and  all  items  of  income,  profit*  gain* 
loss*  deduction  or  credit  of  the  Partnership  shall  be  shared 
among  the  Partners  in  the  percentages  (herein  called  "Partner's 
Percentage  Interests")  set  forth  on  Schedule  A  attached  hereto. 

3.02  Events  Causing  Dissolution.  The  Partnership  shall  be 
dissolved  and  its  affairs  wound  up  on  the  first  to  occur  of  the 
f ol lowing : 

(a)  the  death*  insanity*  retirement*  withdrawal*  resig- 
nation* bankruptcy  or  expulsion  of  any  General  Partner  if  no 
General  Partner  remains  or  if  the  Partners  determine  not  to  con- 
tinue the  business  of  the  Partnerships  or 

(b)  the  election  to  dissolve  the  Partnership  made  in 
writing  by  all  of  the  Partners;  or 

(c)  any  other  act  or  event  causing  dissolution  under 
the  Massachusetts  Uniform  Limited  Partnership  Actj  or 

(d)  the  expiration  of  the  Partnership  term;  or 

(e>  the  sale  of  all  or  substantially  all  of  the  tangi- 
ble property  and  assets  of  the  Partnership. 
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3. 03  Distribution  Upon  Dissolution. 

(a)  Upon  dissolution  of  th«  Partnership  as  set  forth  in 
Section  3.  02«  the  General  Partners  or  the  person(s)  required  bg 
law  to  cam}  out  the  uinding  up  of  their  affairs  shall  promptly 
notify  all  the  Partners  of  such  dissolution. 

(b)  Thereafter.  the  assets  of  the  Partnership  shall  be 
liquidated  as  promptly  as  possible  and  the  proceeds  shall  be 
applied  and  distributed  in  the  follouiing  order  or  priority: 

(i)  to  the  payments  of  all  debts  and  liabilities  of  the 
Partnership  (other  than  to  the  Partners)  and  the 
expense  of  liquidation; 

(ii)  to  the  setting  up  of  any  reserves  bihich  the  General 
Partners  deem  necessary  for  any  contingent  or  un- 
foreseen liabilities  of  the  Partnership; 

(iii)   to   the  repayment  of  any  unpaid  loans  that  may  have 
been  made  by  any  Partner  to  the  Partnership; 

(iv)  to  all  of  the  Partners  in  repayment  of  their  capi- 
tal contributions  to  the  Partnership;  and 

(v)  the  remainder  to  the  Partners  in  proportion  to 
their  Percentage  Interests  after  their  respective 
names  in  Section  3. 01  and  Schedule  A  hereto. 

(c)  If  the  General  Partners  deem  it  impractical  or  an 
undue  financial  hardship  to  liquidate  any  asset  or  assets  of  the 
Partnership  upon  dissolution*  then  they  may  elect  to  distribute 
such  assets  in  kind.  Assets  distributed  in  kind  shall  be  valued 
on  the  basis  of  their  then  fair  market  value  (as  determined  by 
the  Partners  by  agreement«  or#  in  the  absence  of  an  agreement,  as 
determined  by  an  independent  appraiser  uho  shall  be  a  member  of 
the  American  Institute  of  Real  Estate  Appraisers  selected  by  the 
then  President  of  the  Greater  Boston  Real  Estate  Board)  and  such 
assets  shall  be  distributed  to  the  Partners  entitled  thereto  as 
tenants-in-common  with  interests  having  values  determined  in 
accordance  with  paragraph  (b)  of  this  Section  3.03  as  if  distri- 
bution were  made  in  cash. 

3.04  Distributions  Prior  to  Dissolution.  Before  dissolution 
of  the  Partnership  as  set  forth  in  Section  3.02.  distributions  of 
Partnership  funds  or  assets,  whether  resulting  from  the  refinanc- 
ing of  any  mortgage  loan  on  the  property  of  the  Partnership*  or 
from  the  sale  of  any  property  of  the  Partnership,  or  otherwise, 
may  be  made  in  the- d iscretion  of  the  General  Partners,  and  if  so 
made  shall  be  in  the  priority  listed  in  Section  3.03  hereof. 
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3.  05   Fiscal  Year,  Books.  Records,  and  Reports. 

(a)  Fiscal  Year.  The  fiscal  tieav  of  the  Partnership 
for  accounting  and  income  tax  purposes  shall  be  the  calendar 
tiear,  or  as  otheruise  elected  bg  the  General  Partners,  and  profit 
and  loss  of  the  Partnership  shall  be  determined  in  accordance 
with  generally  accepted  accounting  principles  consistentlg  «p- 
plied<  subject  to  Section  3.05(e)  beloui. 

(b)  Books  and  Records.  The  Partnership's  books  and 
records  and  the  Agreement  of  Limited  Partnership  shall  be  main- 
tained at  its  principal  place  of  business.  Ang  Partner  shall 
have  the  right  to  an  audit  bg  certified  public  accountants,  pro- 
vided that  it  shall  be  made  at  the  expense  of  the  Partner  desir- 
ing it  and  that  it  is  made  at  the  offices  of  the  Partnership>  at 
reasonable  times  after  written  notice. 

(c)  Partnership  Financial  Statements.  At  the  end  of 
each  fiscal  gear,  the  books  and  records  of  the  Partnership  shall 
be  audited  bg  certified  public  accountants  (hereinafter  called 
"Auditors")  chosen  bg  the  (General  Partners  and  said  accountants 
as  a  result  of  said  audit  shall  prepare  and  certifg  financial 
statements  as  of  the  close  of  each  fiscal  gear,  including,  but 
not  limited  to,  a  statement  of  fiancial  condition  and  a  statement 
of  profit  and  loss,  which  statements  shall  be  conclusive  on  the 
Partners  in  the  absence  of  manifest  error. 

(d)  Bank  Accounts.  All  funds  of  the  Partnership  shall 
be  deposited  in  such  separate  bank  account  or  accounts  as  shall 
be  determined  bg  the  General  Partners.  All  withdrawals  thereform 
shall  be  made  upon  checks  signed  bg  the  General  Partners  or  any 
person  authorized  so  to  do  bg  the  General  Partners. 

(e)  Federal  Income  Tax  Elections. 

•  (i)  The  Partnership  shall  elect  to  treat  as  an 
expense  for  federal  income  tax  purposes  all 
amounts  incurred  for  real  estate  taxes,  inter- 
est, and  other  charges  during  or  relating  to 
the  construction  of  the  Development  which  mag, 
in  accordance  with  applicable  law  and  regula- 
tionsi  be  considered  as  expenses. 

(ii)  The  Partnership  shall,  to  the  extent  permitted 
bg  applicable  statutes  and  regulations  and 
upon  obtaining  any  required  approval  of  the 
Commissioner  of  Internal  Reveue,  elect  to  use 
such  methods  of  accelerated  depreciation  on 
each  depreciable  unit  of  the  assets  of  the 
Partnership  as  the  General  Partners  deem  ap- 
propriate. 

(iii)   In   the  event  of  a  transfer  of  all  or  ang  part 
of   the  interest  of  a  Partner,  the  Partnership 
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shall  slvct*  pursuant  to  Section  734  of  th« 
Internal  Revenue  Code  of  1934  (or  any  corres- 
ponding provision  of  succeeding  la«j)i  to  ad- 
just the  basis  of  the  Partnership  propertg. 
Except  insofar  as  an  election  pursuant  to 
Section  734  has  been  made  uiith  respect  to  the 
interest  of  any  Partner*  the  determination  of 
profits*  lossesi  distributions!  and  capital 
accounts  shall  be  made  as  provided  for  in  this 
Agreement.  With  respect  to  ang  Partner  uhose 
interest  has  been  affected  bg  an  election 
pursuant  to  Section  734*  appropriate  adjust- 
ments shall  be  made  uiith  respect  to  the  deter- 
mination of  profits*  losses*  distributions  and 
capital  accounts  shall  be  made  as  provided  for 
in  this  Agreement.  Each  Partner  agrees  to 
provide  the  Partnership  with  all  information 
necessary  to  give  effect  to  such  election. 

ARTICLE  IV 

RIGHTS*  PQUERS  AND  DUTIES  OF  PARTNERS 

4.  01   Overall  Management. 

(a)  The  General  Partners  shall  have  the  full*  exclusive 
and  complete  discretion  in  the  management  and  control  of  the 
business  of  the  Partnership  for  the  purposes  stated  herein  and 
shall  make  all  decisions  affecting  the  business  of  the  Partner- 
ship. The  General  Partners  shall  have  authority  to  bind  the 
Partnership*  by  execution  of  documents  or  otheruiise*  to  any  obli- 
gation not  inconsistent  with  the  provisions  of  this  Agreement. 

(b)  Notwithstanding  anything  to  the  contrary  contained 
herein*  no  act  shall  be  taken*  sum  expended*  decision  made  or 
obligation  incurred  by  the  Partnership*  or  any  General  Partner 
with  respect  to  a  matter  within  the  scope  of  any  of  the  Major 
Decisions  unless  such  of  the  Major  Decisions  have  been  approved 
by  all  of  the  Partners.   "Major  Decisions"  as  used  herein  means: 

(1)  Acquisition  of  any  real  property  or  interest  there- 
in* other  than  in  the  ordinary  course  of  the  busi- 
ness of  the  Partnership; 

(2)  Sale*  exchange*  lease*  mortgage  *  pledge*  or  other 
transfer  of  all  or  subtantially  all  of  the  the 
Partnership's  property*  other  than  in  the  ordinary 
course  of  the  business  of  the  Partnership. 

(3)  The  dissolution  and  winding  up  of  the  affairs  of 
the  Partnership; 
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(4)  The  incurrence  of  indebtedness  by  the  Partnership 
other  than  in  the  ordinary  course  of  the  business 
of  the  Partnership; 

(5)  A  change  in  the  nature  of  the  business  of  the  Part- 
nership; or 

(6)  The  removal  of  a  General  Partner. 

4.02  Potuers  of  General  Partners.  The  General  Partners  shall 
have  all  necessary  powers  to  carry  out  and  exercise  the  purposes 
and  powers  referred  to  in  Sections  1.02  and  1.03.  Without  limit- 
ing the  foregoing  powers  and  duties>  the  General  Partners  are 
hereby  authorized  and  empowered  on  behalf  of  the  Partnership  when 
acting  for  its  own  account  or  as  a  partner  in  another  partnership 
to: 

(a)  execute/  accept  and  deliver  any  and  all  contracts/ 
assignments  of  contracts/  and  agreements  binding  the  Partnership 
in  the  conduct  of  its  business; 


(b)  make   distributions 
Section  3.  03  and  3. 04  hereof; 


pursuant   to  the  provisions  of 


<c)  employ  or  consult  brokers/  accountants/  attorneys 
or  specialists  in  any  field  or  endeavor  whatsoever/  whether  or 
not  disinterested;  employ  such  agents  or  other  assistants  as  they 
shall  think  proper  for  the  conduct  of  the  business  of  the  Part- 
nership; and  delegate  to  any  such  person  such  duties;  responsi- 
bilities and  powers  as  they  in  their  discretion  deem  advisable; 
and  fix  the  compensation/  in  such  amounts  as  the  General  Partners 
shall  determine/  for  the  services  of  any  person  employed  or  con- 
sulted; 

<d)  make  any  compositions  or  arrangements  with  credi- 
tors or  debtors/  and  compromise  and  settle  any  claims/  damages 
and  judgements  in  favor  of  the  General  Partners  or  against  the 
General  Partners  or  the  Partnership  in  such  amounts/  and  upon 
such  terms  and  conditions  as  the  General  Partners  shall  in  their 
discretion  determine/  and  make  or  receive  payment  theretofore/  as 
the  case  may  be;  Institute  or  defend  against  any  proceedings  at 
law  or  in  equity;  enforce  or  maintain  any  rights  in  respect  to 
the  Partnership  assets*  and  submit  any  dispute  to  arbitration; 

(e)  deposit  any  funds  of  the  Partnership  in  any  bank  or 
trust  company  or  with  any  brokerage  firm  which  is  a  member  of  the 
New  York  Stock  Exchange/  and  entrust  to  such  bank  or  trust  com- 
pany or  brokerage  firm/  or  to  a  safe  deposit  company  for  safe- 
keeping any  of  the  securities/  monies/  documents  and  papers  be- 
longing to  or  relating  to  the  Partnership;  delegate  any  one  or 
more  of  their  number  or  any  other  person  or  person,  as  they  may 
determine/  the  power  to  deposit/  withdraw/  and  draw  checks  on  the 
funds  of  the  Partnership; 
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(f)  invest  funds  of  the  Partnership  in  such  savings 
accounts  or  certificates  of  deposit  or  commercial  paper  or  moneg 
market  funds  as  shall  be  designated  by  the  General  Partners  from 
time  to  time  and  in  obligations  of  the  United  States  Governmentt 
the  Federal  National  Mortgage  Associationi  the  Federal  Interme- 
diate Credit  Corporation*  Federal  Home  Land  Banks>  Banks  for 
Cooperative*  Federal  Land  Banks*  The  Commonuiealth  of  Massachu- 
setts or  any  political  subdivision  thereof) 

(g)  execute  and  deliver  powers  of  attorney*  consents* 
uaivers  and  other  documents  that  may  be  necessary  before  any 
court*  administrative  board  or  agency  of  any  governmental  au- 
thority* state  or  federal*  affecting  the  property  of  the  Partner— 
sh  ip} 

(h)  borrow  money  on  behalf  of  the  Partnership  and  se- 
cure repayment  of  such  borrowings  by  mortgaging  or  creating  a 
security  interest  in  the  assets  of  the  Partnershipj 

(i)  execute  and  deliver  deeds  and  any  and  all  other 
instruments  of  any  kind  or  character  which  may  be  necessary  or 
appropriate  in  connection  with  the  business  of  the  Partnership* 
and 

(j)  set  aside  appropriate  reserves. 

4. 03  Exercise  of  Rights  and  Powers  bu  General  Partners. 
Every  contract*  deed*  mortgage*  lease  or  other  instrument 
executed  by  any  General  Partner  on  behalf  of  -the  Partnership 
shall  be  conclusive  evidence  that  at  the  time  of  delivery  thereof 
(i)  this  Partnership  was  then  in  existence*  (ii>  this  Agreement 
had  not  heretofore  been  terminated  or  cancelled*  and  (iii)  the 
execution  and  delivery  of  such  instrument  was  duly  authorized  by 
the  General  Partners. 

4.04  Compensation  of  General  Partners.  The  General  Partners 
shall  not  receive  any  salary  or  other  compensation  from  the  Part- 
nership for  their  services  to  or  on  behalf  of  the  Partnership, 
unless  otherwise  approved  by  the  General  Partners*  except  as 
expressly  provided  in  this  Agreement.  The  General  Partners  shall 
be  under  no  duty  to  devote  their  full  time  to  the  business  of  the 
Partnership  but  shall  only  be  under  a  duty  to  devote  such  time  as 
they  at  their  sole  discretion  believe  is  necessary  for  the  con- 
duct of  the  Partnership  business. 

4.05  Other  Activities.  Any  Partner  shall  have  the  absolute 
right  to  engage  in  any  other  business  and  to  compete*  directly  or 
indirectly*  with  the  business  of  the  Partnership,  and  if  they*  or 
any  of  them*  do  engage  in  another  business  or  do  so  compete*  they 
shall  incur  no  liability  to  the  Partnership,  or  to  any  of  the 
Partners.  as  a  result  of  engaging  in  any  other  business  or  such 
competition. 
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^■^^      PealiT]q with  Affiliated  Ppr^nn^    The  General  Partners 

may  for,  in  the  name  of,  and  on  behalf  of  the  Partnership  enter 
into  such  agreements,  contracts  or  the  like  with  any  Affiliated 
Persons  in  an  independent  capacity  to  undertake  and  carry  out  the 
business  of  the  Partnership  as  if  such  Affiliated  Person  were  an 
independent  contractor,  and  the  General  Partners  may  obligate  the 
Partnership  to  pay  reasonable  compensation  for  and  on  account  of 
any  such  services  and  accept  terms  which  art  no  less  favorable  to 
the  Partnership  than  are  available  from  others  on  an  arms-length 
basis.  As  used  herein,  the  term  "Affiliated  Person"  means  any: 
(i)  Partner;  (it)  member  of  the  Immediate  Family  of  any  Partner; 
(ili)  legal  representative  of  any  person  referred  to  in  the  pre- 
ceding clauses  (i)  and  (ii)j  or  (Iv)  an  entity  of  which  the  ma- 
jority of  the  voting  interest  is  owned  by  any  one  or  more  of  the 
persons  referred  to  in  the  preceding  clauses  (i)  through  (iii). 

^•07  Required  Services  bu  Affiliated  Persons.  As  permitted 
by  Section  4.  06: 

(a)  The  Partners  agree  that  during  the  construction 
phase  of  the  Development,  Peabody  Construction  Co. ,  Inc.  and  John 
B.  Cruz  Construction  Co.  ,  Inc.  will  serve  as  co-general  contrac- 
tors pursuant  to  a  construction  contract(s)  to  be  entered  into 
between  them  and  the  Partnership. 

(b)  The  Partners  further  agree  that  during  the  opera- 
tions phase  of  the  Development,  The  National  Corporation  for 
Housing  Partnerships  will  serve  as  manager  of  the  Property  pur- 
suant to  a  management  agreement  to  be  entered  into  between  them 
and  the  Partnerhip. 

(c)  The  Partnership  has  heretofore  entered  into,  or 
will  hereafter  enter  into,  (1)  an  architectural  contract  with 
Mintz  Associates  Architects/Planners,  Inc.  ,  and  (2)  a  consulting 
agreement  with  Robert  H.  Kuehn,  Jr.  /Housing  Associates. 

4.08  Limitation  of  Liabilitu  of  Limited  Partners.  No  Limited 
Partner,  as  such,  shall  take  part  in  the  management  of  the  busi- 
ness of  the  Limited  Partnership  or  transact  any  business  in  the 
name  of  the  Limited  Partnership.  In  addition,  no  Limited  Partner 
shall  have  the  power  to  sign  for  or  to  bind  the  Partnership  to 
any  agreement  or  document. 

The  liability  of  each  Limited  Partner  shall  be  limited  to  his 
total  capital  contribution  as  set  forth  on  Schedule  A,  and  loans 
as  provided  in  Section  2.03  and  Section  2.04  hereof.  No  Limited 
Partner  shall  have  any  further  personal  liability  to  contribute 
money  to,  or  in  respect  of,  the  liabilities  or  the  obligations  of 
the  Partnership.  nor  shall  any  Limited  Partner  be  personally 
liable  for  any  obligations  of  the  Partnership.  The  General  Part- 
ners shall  not  have  any  liability  for  the  repayment  of  any  of  the 
capital  contributions  of  the  Limited  Partners. 
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■■mESaumaai 


ARTICLE  V 

TRANSFER  OF  PARTNERSHIP  INTEREST,  RETIREMENT 

WITHDRAWAL.  DEATH.  INSANITY,  OR  ADMISSION  OF  PARTNER 

5. 01   Assiqnabilltu   of  Partnership  Interest  bu  Limited  Part- 
ner. 

(a)  No  Limited  Partner  shall  sell,  transfer,  or  assign 
part  or  all  of  his  interest  in  the  Partnership  to  a  party  (inclu- 
ding another  Limited  Partner)  other  than  to  (i)  his  parent  or 
parents.  his  brother  or  sister,  his  spouse,  his  natural  or  adop- 
ted descendant  or  descendants,  or  the  spouse  of  such  «  descen- 
dant; or  (ii)  an  intervivos  or  testamentary  trust  for  the  benefit 
of  any  of  the  persons  named  in  (i){  or  (iii)  a  corporation,  foun- 
dation, or  other  organization  described  in  Section  S01(c)(3)  of 
the  Internal  Revenue  Code  of  1954  and  qualifying  for  exemption 
from  taxation  under  Section  901(a)  of  the  Internal  Revenue  Code 
of  1954.  until  he  shall  have  made  a  written  offer  of  such  inter- 
est to  the  General  Partners  at  the  same  price  and  on  the  same 
terms  as  to  the  third  party  (whose  name  must  be  stated  in  the 
offer).  If  such  offer  is  not  accepted  within  ten  (10)  days,  the 
offering  Limited  Partner  may  sell  to  the  designated  third  party 
or  other  Partner.  at  the  price  and  terms  stated,  within  thirty 
(30)  days  after  the  expiration  of  the  ten  (10)  day  period.  If 
the  sale  does  not  occur  within  that  thirty  (30)  day  period,  the 
interest  must  again  be  offered  to  the  General  Partners  pursuant 
to  this  paragraph  before  any  contemplated  sale.  However  no  sale 
or  exchange  of  all  or  a  part  of  an  interest  in  this  Partnership 
shall  occur  if  it  would  cause  the  termination  of  the  Partnership 
for  federal  income  tax  purposes  unless  all  the  Partners  agree  in 
writing  to  such  sale  or  exchange.  The  assignee  shall  not  became 
a  substituted  Limited  Partner  of  the  Partnership  unless  (1)  the 
assigning  Limited  Partner  so  provides  in  the  instrument  of  as- 
signment. (11)  the  assignee  agrees  in  writing  to  be  bound  by  the 
terms  and  provisions  of  this  Certificate  and  Agreement,  and  (iii) 
the  General  Partners  so  consent  in  writing.  If  the  assigning 
Limited  Partner  so  provides  in  the  Instrument  of  assignment,  the 
assignee  so  agrees  in  writing  to  be  bound,  and  the  General  Part- 
ners so  consent  in  writing,  the  assignee  shall  have  the  right  to 
become  a  substituted  Limited  Partner  upon  the  payment  of  a  rea- 
sonable fee  to  the  counsel  of  the  General  Partners  of  the  Part- 
nership to  cover  the  costs  and  expenses  of  preparation,  execu- 
tion, and  recordation  of  an  amendment  to  the  Certificate.  In 
such  event,  the  General  Partners  shall  have  their  counsel  prepare 
an  amendment  to  the  Certificate  to  be  signed  and  sworn  to  by 
them,  by  each  of  the  Limited  Partners,  by  the  assigning  Limited 
Partner,  and  by  the  assignee. 

(b)  Each  Limited  Partner  does  hereby  appoint  the  Gener- 
al Partners  as  his  true  and  lawful  attorneys-in-fact,  in  such 
Limited   Partner's   name  and  behalf,  to  sign,  certify  under  oath, 
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and  acknowledge  any  and  every  such  amendment  and  to  execute  what- 
ever further  instruments  may  be  requisite  to  effect  the  sub- 
stitution of  a  Limited  Partner,  such  power  of  attorney  being 
irrevocable  so  long  as  the  General  Partners  continue  as  General 
Partners  of  this  Partnership.  Unless  named  in  this  Agreement*  no 
person  shall  be  considered  a  partner  hereof.  The  Partnership, 
each  Partner  and  any  other  person  having  business  with  the  Part- 
nership need  deal  only  with  partners  so  named  or  so  admitted! 
they  shall  not  be  required  to  deal  with  any  other  persons  by 
reason  of  an  assignment  by  a  Partner  or  by  reason  of  the  substi- 
tution (as  provided  herein)  of  a  Limited  Partner  for  an  assig- 
ning, or  deceased  Limited  Partner.  Any  payment  to  a  Partner  or 
to  his  executors  or  administrators  shall  acquit  the  Partnership 
of  all  liability  to  any  other  persons  who  may  be  interested  in 
such  payment  by  reason  of  an  assignment  by.  or  the  death  of.  such 
Partner. 

5.  02  Death.  Insanitu.  or  Incompetencu  of  a  Limited  Partner. 
The  death  or  adjudication  of  insanity  or  incompetency  of  a  Limi- 
ted Partner  shall  not  dissolve  the  Partnership.  In  such  event, 
the  executors  or  administrators  of  the  estate  of  the  deceased 
Limited  Partner.  or  the  committee  or  other  legal  representative 
of  the  estate  of  the  insane  or  incompetent  Limited  Partner,  shall 
for  the  purposes  of  settling  the  estate,  have  all  the  rights  of  a 
Limited  Partner. 

5. 03  Death.  Resignation.  Incompetencu  or  Bankruotcu  of  a 
General  Partner. 

(a)  If  a  General  Partner  dies  or  is  adjudicated  insane, 
incompetent.  insolvent.  or  bankrupt,  such  death  or  adjudication 
shall  not  cause  the  dissolution  of  the  Partnership  if  there  re- 
mains another  General  Partner. 

(b)  In  the  event  that  a  General  Partner  dies  or  re- 
signs, but  the  Partnership  is  not  dissolved  because  there  remains 
another  General  Partner,  the  Partner  who  has  died  or  resigned  (or 
his  legal  representative)  may  at  his  option  become  and  shall  be 
deemed  a  Limited  Partner  and  his  interest  in  the  Partnership 
shall  be  deemed  a  Limited  Partnership  Interest. 

5.04  Admission  of  New  Limited  Partners.  The  General  Part- 
ners are  authorized  at  any  time  and  from  time  to  time  to  admit 
additional  Limited  Partners  only  upon  the  unanimous  consent  of 
the  then  current  Limited  Partner(s).  and  upon  each  such  Limited 
Partner  making  or  agreeing  to  make  such  cash  contributions  to  the 
capital  of  the  Partnership  and  agreeing  to  such  terms  as  shall  be 
determined  by  the  Partners.  Any  such  incoming  Limited  Partner. 
as  a  condition  of  becoming  a  Limited  Partner,  shall  agree  to  be 
bound  by  the  provisions  of  this  Partnership  Agreement  and  shall 
also  agree  to  accept  such  other  terms  and  conditions  as  the  Part- 
ners determine.  Such  new  Limited  Partner  shall  participate  in 
the  profits.  losses.  and  distributions  of  the  Partnership,  if 
any.   and   as  the  case  may  be.  as  of  the  date  of  his  admission  to 
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th«  Partnership.  Upon  the  admission  of  a  nvui  Limited  Partner* 
the  amount  of  capital  contributions  of  the  Partners  shall  be 
amended  to  reflect  the  additional  capital  contribution  of  the  neti 
Limited  Partner  and  the  General  Partners  shall  allocate  to  the 
new  Limited  Partner  such  Percentage  Interest  as  the  Partners 
shall  determine>  whether  or  not  in  proportion  to  the  Percentage 
Interest  allocated  to  other  Partners  with  respect  to  their  prior 
contributions. 

ARTICLE  VI 

GENERAL  PROVISIONS 

6.01  Withdrawal.  The  Partners  covenant  not  to  valuntarily 
withdraw  from  the  Partnership  during  the  term  set  forth  hereof. 

6.02  Notices.  Except  as  otherwise  provided  in  this  Agree- 
ment«  ang  and  all  noticesf  consents*  waivers*  directions*  re- 
q,uests*  votes  or  other  instruments  of  communication  provided  for 
under  this  Agreement  shall  be  in  writing*  signed  bg  the  partg 
giving  the  same  and*  except  when  receipt  is  specified*  shall  be 
deemed  properly  given  when  deposited  in  the  United  States  mail  as 
Registered  or  Certified  mail*  postage  paid*  addressed: 

(a>  in  the  case  of  the  Partnership*  at  the  principal 
place  of  business  of  the  Partnership* 

(b>  in  the  case  of  a  Partner*  to  such  Partner  at  the 
address  set  forth  in  Schedule  A  hereto  or  ang  other  address* 
notice  of  which  shall  be  given  to  the  Partnership  in  the  manner 
set  forth  above. 

Notwithstanding  the  foregoing*  ang  written  notice  ac- 
tually received  bg  the  person  to  whom  it  is  sent  shall  be  deemed 
properlg  given  as  of  the  date  of  such  receipt. 

6.03  Applicable  Law.  This  Agreement  and  the  rights  of  the 
Partners  shall  be  governed  bg  and  construed  and  enforced  in  ac- 
cordance with  the  laws  of  the  Commonwealth  of  Massachusetts  and 
in  particular  bg  the  Massachusetts  Uniform  Limited  Partnership 
Act. 

6.  04  Separab  t litu.  In  case  ang  one  or  more  of  the  provi- 
sions contained  in  this  Agreement  or  ang  application  thereof 
shall  be  invalid*  illegal  or  unenforceable  in  ang  respect*  the 
validitg*  legalitg*  and  enf orceab il itg  of  the  remaining  provi- 
sions contained  herein  and  ang  other  application  thereof  shall 
not  in  ang  wag  be  affected  or  impaired  therebg. 

6.  05  Binding  Effect.  Except  as  herein  provided  to  the  con- 
trarg.  this  Agreement  shall  be  binding  upon,  and  inure  to  the 
benefit  of*  the  Partners  and  their  respective  heirs*  executors* 
administrators*  successors  and  assigns. 
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6.06  Execution  In  Counterparts.  This  Agreement  may  be  exe- 
cuted in  any  number  of  counterpartsi  each  of  which  when  so  execu- 
ted and  signed  by  the  General  Partners  shall  be  deemed  to  be  an 
or ig  inal. 

6.07  Section  Headings.  The  headings  in  this  Limited  Part- 
nership Agreement  are  inserted  f or  .conveni ence  and  indentifica- 
tion  only  and  are  in  no  way  intended  to  describe*  interpret, 
define.  or  limit  the  scope,  extent,  or  intent  of  this  Limited 
Partnership  Agreement  or  any  provisions  hereof. 

6.08  Construction.  Wherever  appropriate,  masculine  terms 
shall  be  deemed  to  include  feminine  terms,  feminine  terms  to 
include  masculine  terms,  singular  terms  to  include  plural  terms, 
and  plural  terms  to  include  singular  terms. 

6. 09  Amendments  to  Limited  Partnership  Agreements.  No 
amendment.  modification,  or  alteration  of  the  terms  hereof  shall 
be  binding  unless  the  same  be  in  writing,  dated  subsequent  to  the 
date  hereof,  and  duly  executed  by  all  of  the  Partners. 

6.10  Successors.  Subject  to  the  limits  on  transferability 
contained  herein.  each  and  all  of  the  covenants,  terms,  provi- 
sions and  agreements  herein  contained  shall  be  binding  upon  and 
inure  to  the  benefit  of  the  successors,  heirs,  and  assigns,  of 
the  respective  parties  herein. 

6.  11  Good  Faith  of  General  Partners.  The  doing  of  any  act 
or  the  failure  to  do  any  act  by  the  General  Partners,  the  effect 
of  which  may  cause  or  result  in  loss  or  damage  to  the  Limited 
Partnership,  if  done  pursuant  to  advice  of  legal  counsel  employed 
by  the  General  Partner  on  behalf  of  the  Limited  Partnership  or  if 
done  in  good  faith  to  promote  the  best  interests  of  the  Limited 
Partnership.  shall  not  subject  the  General  Partner  to  any  lia- 
bility, except  for  gross  negligence  or  willful  misconduct. 

6. 12  Rioht  to  Relu  on  Authoritu  of  General  Partners.  No 
person  dealing  with  the  General  Partner  shall  be  required  to 
determine  his  authority  to  make  any  undertaking  on  behalf  of  the 
Limited  Partnership.  nor  to  determine  any  fact  or  circumstance 
bearing  upon  the  existence  of  such  authority. 

6. 13  Arbitration.  Any  controversy  or  claim  arising  out  of 
or  relating  to  this  Limited  Partnership  Agreement,  or  the  breach 
thereof,  or  between  the  General  Partners  and  the  Limited  Partner, 
or  any  of  them,  which  arises  out  of  or  relates  to  this  Limited 
Partnership  Agreement  or  the  breach  thereof,  shall  be  settled  by 
arbitration  in  accordance  with  the  Rules  and  of  the  American 
Arbitration  Association. 

6.  14  power  of  Attorncu  to  General  Partners.  Each  Limited 
Partner  hereby  makes,  constitutes,  and  appoints  the  General  Part- 
ners, with  full  power  of  substitution,  her  true  and  lawful  attor- 
ney  for   her   and  in  her  name,  place,  and  stead,  and  for  her  use 
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and  benefit  to  file  and  record  this  Agreement  «nd/or  Certificate 
of  Limited  Partnership.  and  amendments  theretoi  and  to  sign> 
executei  certify/  acknouledgef  filei  and  record  any  other  instru- 
ments or  agreements  which  the  General  Partners  deem  appropriate 
to  carry  out  the  intention  and  purpose  of  this  Agreement.  Each 
of  the  Limited  Partners  hereby  agrees  to  execute  and  deliver  to 
the  General  Partners  uithin  five  O)  days  after  receipt  of  the 
General  Partners'  written  request  therefor*  such  other  and  fur- 
ther powers  of  attorney  and  other  instruments  the  General  Part- 
ners deem  necessary.  The  foregoing  grant  to  authority  is  hereby 
declared  to  be  irrevocable  and  a  power  coupled  with  an  interest 
and  shall  survive  the  death  of  a  Limited  Partner  and  the  assign- 
ment by  a  Limited  Partner  of  the  whole  or  any  part  of  her  Part- 
nership Interest.  Any  execution  of  any  such  instrument  or  agree— 
inent  by  the  General  Partners  as  attorney  for  the  Limited  Partner 
shall  be  conclusive  evidence  of  his  authority  hereunder. 

6. 15  Agent  for  Service  of  Process.  The  address  of  the  of- 
fice is  set  forth  in  Section  i. 09  hereof  and  the  name  and  address 
of  the  agent  for  service  of  process  is  Robert  H.  Kuehn<  Jr.  .  c/o 
Housing  Associates*  806  Massachusetts  Avenue*  Cambridge*  Massa- 
chusetts. 

IN  WITNESS  WHEREOF*  the  undersigned  have  executed  this  Limi- 
ted Partnership  Agreement  as  of  the  date  first  written  above. 

GENERAL  PARTNERS 

THE  NATIONAL  CORPORATION  FOR 
HOUSING  PARTNERSHIPS 


By; 


PEABODY  CONSTRUCTION  CO.  ,  INC. 


By; 


JOHN  B.  CRUZ  CONSTRUCTION  CO. * 
INC. 


BY: 


LIMITED  PARTNERS 


Samuel  Mintz 


Robert  H.  Kuehn.  Jr. 
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COMMONWEALTH  OF  MASSACHUSETTS 

'  «*•  February   ,  1983 

Then  personally  appeared  before  me  , 

of  THE  NATIONAL  CORPORATION  FOR  HOUSING  PARTNERSHIPS, 
known  to  me  ind ivldual Ig,  who  executed  the  foregoing  Certificate 
and  Agreement  of  Limited  Partnershipi  and  acknowledged  the  fore- 
going to  be  his  free  act  and  deed. 


I  Notary  Public 
My  commission  expires: 

COMMONWEALTH  OF  MASSACHUSETTS 

»  «*.  February    .  1983 

Then  personally  appeared  before  me  i 

of  PEABODY  CONSTRUCTION  CO.  .  INC.  ,  known  to  me 
individually*  who  executed  the  foregoing  Certificate  and  Agree- 
ment of  Limited  Partnershipi  and  acknowledged  the  foregoing  to  be 
his  free  act  and  deed. 


I  Notary  Public 
My  commission  expires: 

COMMONWEALTH  OF  MASSACHUSETTS 

,  ss.  February   «  1983 

Then  personally  appeared  before  me  » 

of  JOHN  B.  CRUZ  CONSTRUCTION  CO.  .  INC.  ,  known 
to  me  individually*  who  executed  the  foregoing  Certificate  and 
Agreement  of  Limited  Partnership*  and  acknowledged  the  foregoing 
to  be  his  free  act  and  deed  on  behalf  of  said  Corporation. 


,  Notary  Public 
My  commission  expires: 
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COMMONWEALTH  OF  MASSACHUSETTS 

#  8».  February   »  1983 

Then  personally  appeared  before  me  , 

of  SAMUEL  MINTZ<  known  to  me  individually,  who  exe- 
cuted the  foregoing  Certificate  and  Agreement  of  Limited  Partner- 
ship* and  acknowledged  the  foregoing  to  be  his  free  act  and  deed, 


I    Notary  Publii 
My  commission  expires: 

COMMONWEALTH  OF  MASSACHUSETTS 

I  ss.  February   »  1983 

Then  personally  appeared  before  me  Robert  H.  Kuehn*  Jr.  , 
known  to  me  individually,  who  executed  the  foregoing  Certificate 
and  Agreement  of  Limited  Partnership,  and  acknowledged  the  fore- 
going to  be  his  free  act  and  deed. 


.  Notary  Publii 
My  commission  expires: 
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The  National  Corporation 
for  Housing  Partnerships 

Peabodv  Construction 

Co.  ,  Inc. 
336  Granite  Street 
Braintree.  MA  02184 

^ohn  B.  Cruz  Construction 

Co.  / .  Inc. 
10  Fairway  Street 
Mattapan,  MA  02126 


Capital 
Contributinn* 


«35.  00 


»35.  00 


»10.  00 


35% 
33% 

10% 


Limited  PartnoT.^ 

Samuel  Mintz 
16  North  Street 
Boston.  MA 

Robert  H.  Kuehn,  Jr. 
806  Massachusetts  Avenue 
Cambridge,  MA   02139 


»10.  00 


«10.  00 


10% 


10% 


20.  110-128 
2/16/83-tab 
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JOINT  VENTURE 
AGREEMENT 


Agreement  made  this  22nd  day  of  February,  1983  by  and  between 
'eabody  Construction  Co.,  Inc.,  a  Massachusetts  Corporations 
"Peabody")  and  John  B.  Cruz  Construction  Co.,  Inc.,  a  Massachusetts 
:orporation  ("Cruz"),  sometimes  collectively  referred  to  as  ("the 
Stockholders")  . 

WHEREAS,  Peabody  and  Cruz  have  organized  a  Massachusetts  corporation 
inder  the  name  of  Peabody  Cruz  Construction  Company,  Inc.,  ("The 
Corporation")  pursuant  to  articles  of  organization,  by-laws  and 
)rganizational  meetings,  copies  of  which  are  attached  hereto  for  the 
)urpose  of  being  designated  General  Contractor  to  rehabilitate  and 
-enovate  certain  buildings  owned  by  the  Boston  Housing  Authority  ("BHA"),an( 

WHEREAS,  the  Stockholders  desire  that  their  interests  in  the  work 
;o  be  done  under  the  Construction  Contract,  any  profits  and  any 
Liability  for  losses  arising  out  of  the  performance  of  the  Construction 
Contract  be  defined  by  an  agreement  in  writing;  and 

WHEREAS,  the  Stockholders  and  the  Corporation  deem  it  necessary 
ind  advisable  and  in  their  respective  best  interests  to  set  forth 
:he  manner  of  exercise  of  any  voting  rights  to  which  the  Stockholders 
ire  entitled,  and  to  set  forth  certain  other  agreements  which  they 
lave  made. 

NOW,  THEREFORE,  in  consideration  of  these  presents  and  covenants 
ind  undertakings  herein  contained,  and  for  other  good  and  valuable 
consideration,  receipt  whereof  is  hereby  acknowledged,  it  is  agreed 
IS  follows: 

1.  Peabody  and  Cruz  represent  to  the  other  that  they  have  made 
irrangements  with  their  bonding  companies  to  supply  bonds  in  the  amount 
3f  Ninety  (90%)  percent  and  Ten  (10%)  percent  respectively  of  the 
contract  price  with  provisions  for  no  liability  on  the  other  as  applicant 
Dr  indemnitor  with  respect  thereto.   Each  of  Peabody  and  Cruz  furthermore 
represent  to  the  other  that  they  have  made  arrangements  with  their 
respective  bonding  companies  to  furnish  payment  and  performance  bonds 

as  may  be  required,  Ninety  (90%)  percent  and  Ten  (10%)  percent 
respectively. 

2.  During  the  design  process,  the  Stockholders  shall  consult 
jflth   respect  to  all  decisions  including,  but  without  limitation, 
selection  of  subcontractors  and  material  vendors  and  the  allocation 
Df  those  trades,  if  any,  to  be  performed  by  each  of  Peabody  or  Cruz. 

In  the  event  of  any  dispute  with  respect  to  any  matter  to  be  contained 
Ln  or  referred  to  in  selecting  subcontractors  or  vendors  and  the 
Stockholders  are  unable  to  agree,  Peabody  shall  be  entitled,  as 
construction  manager  as  hereinafter  provided  to  make  the  final 
judgment.   Any  such  judgment  made  by  Peabody  in  good  faith  shall  not 
be  subject  to  review  by  Cruz  provided  that  Peabody  shall  first  have 
consulted  with  Cruz  with  respect  thereto. 
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3.  The  Corporation  shall  enter  into  a  construction  management 
contract  with  Peabody  pursuant  to  which  Peabody  shall  be  designated 
the  construction  manager  with  full  authority  to  act  for  and  on  behalf 
of  the  Corporation  in  connection  with  all  matters  arising  out  of  the 
construction  of  the  Project.   Said  construction  management  contract 
shall  provide  that  the  construction  manager  will  consult  with 

the  officers  of  the  Corporation  and  the  designated  representatives 
of  the  Stockholders  as  provided  in  Section  15  hereof  in  connection 
with  any  matter  which  said  construction  manager  shall  in  good  faith 
determine  to  be  out  of  the  ordinary  course  of  the  construction  process 
Notwithstanding  such  obligation  to  consult,  the  decisions  of  the 
construction  manager  shall  be  final  and  conclusive.   Provided, 
however,  that  the  construction  manager  shall  not  have  the  power, 
without  the  approval  of  the  Corporation  after  a  meeting  of  the 
Board  of  Directors  of  the  Corporation,  to  do  any  of  the  following: 

(a)  Abandon  the  Construction  Contract  or  any  substantial 
portion  of  the  work; 

(b)  Enter  into  a  subcontract  for  the  entire  work; 

(c)  Execute  subcontracts  with  either  Cruz  or  Peabody  for 

a  price  which  is  in  excess  of  the  lowest  reasonable  bid  received 
by  the  Corporation  from  its  sub-bidders; 

(d)  Execute  change  orders  or  change  estimates  other  than  in 
the  ordinary  course;  or 

(e)  Otherwise  take  any  action  which  would  frustrate  the 
purposes  of  the  Corporation  or  cause  the  Corporation  to  become  in 
material  breach  of  the  Construction  Contract. 

4.  For  the  services  to  be  furnished  by  the  construction  manager, 
the  construction  manager  shall  be  entitled  to  be  paid  as  compensation 
for  a  sum  mutually  agreed  between  Peabody  and  Cruz.   Said  Fee  shall 
be  payable  in  monthly  installments  to  the  Construction  Manager  based 
upon  the  then-current  contract  sum.   Upon  completion  of  the 
Construction   Contract , or:  upon  completion  of  any  distinct  phase  of 
the  work  therein  provided  for,  there  shall  be  an  accounting  between 
the  Construction  Manager  and  the  Corporation  so  that  the  Construction 
Manager  shall  have  received  with  respect  to  the  project  or  such 
distinct  phase  the  appropriate  fee. 

5.  The  Fee  shall  be  an  expense  of  the  Corporation  and  shall 
be  deducted  prior  to  the  determination  of  net  profit. 

6.  Upon  completion  of  the  Project  and  receipt  of  final  payment, 
and  payment  of  all  costs,  expenses  and  charges  incurred  by  the 
Corporation  in  connection  with  the  Project,  the  net  profit  of  the 
Corporation  from  the  project  shall  be  determined.   Such  determination 
shall  be  made  by  the  certified  public  accountant  regularly  serving 
the  Corporation  in  accordance  with  generally  accepted  accounting 
practices  for  the  construction  industry  consistently  applied  on  a 
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completed  contract  method  of  accounting.   The  Corporation 
shall  thereupon  set  aside  and  pay  a  dividend  or  allocate  a  loss, 
Eighty  (80%)  Percent  to  Peabody  and  Twenty  (20%)  percent  to  Cruz, 
payable  within  the  discretion  of  the  Board  of  Directors  but  in  any 
event  within  three  (3)  months  after  such  determination. 

j    7.   Except  as  provided  for  the  project  manager,  no  officer  or 
Ijdirector  shall  receive  compensation  from  the  Corporation  for  services 
to  be  rendered  as  an  officer  and/or  director.   The  foregoing  shall 
not  preclude  Cruz  or  Peabody  from  recognizing  a  profit  as  subcontractor 
on  any  subcontract  with  the  Corporation. 

8.  The  Board  of  Directors,  notwithstanding  the  foregoing,  may 
retain  in  reserve  and  not  pay  as  a  dividend,  such  sum  as  the  Board 
of  Directors  shall  determine  in  good  faith  should  be  retained  for 
any  contingent  liability  or  reserve.   Upon  the  determination  by 
the  Board  of  Directors  that  such  reserve  and/or  contingency 
retention  is  no  longer  required,  the  Board  of  Directors  shall  declare 
additional  dividends  from  time  to  time. 

9.  Each  of  Peabody  and  Cruz  agree  that  in  addition  to  their 
initial  capital  contribution .when  called  for  by  the  Board  of 
Directors  they  shall  advance  by  way  of  loan  to  the  Corporation  pro 
rata  Ninety  (90%)  percent  and  Ten  (10%)  percent  respectively  such 
sums  as  the  Board  shall  determine  are  necessary  ("Advances"),  such 
Advance  to  be  made  within  10  days  after  the  call  therefore. 

All  Advances  shall  be  evidenced  by  the  Promissory  Notes  of  the 
Corporation,  which  Notes  shall  bear  interest  at  the  prime  rate 
from  time  to  time  announced  by  the  State  Street  Bank  and  Trust 
Company  plus  2%  per  annvim  until  repaid.   No  distribution  by  way  of 
dividends  or  otherwise  except  for  the  Construction  Manager's  fee 
shall  be  made  to  any  Stockholder,  director  or  officer  so  long  as  any 
of  said  loans  shall  remain  unpaid.   Failure  to  make  an  Advance  shall 
be  a  material  breach  of  this  Agreement. 

10.  Each  of  the  Stockholders  will  deposit  with  a  mutually  agreed 
attorney  in  escrow  their  Stock,  together  with  stock  assignments 
separate  from  certificate , which  are  collateral  security  for  the 
obligations  of  the  stockholders  to  make  Advances.   The  Corporation 

is  hereby  granted  a  security  interest  in  the  Stock,  and  for  any  breach 
of  any  obligation  on  the  part  of  any  shareholder  hereunder  to  make 
any  advance,  the  Corporation  shall  have  all  of  the  rights  and  remedies 
of  a  Secured  Party  under  the  Uniform  Commercial  Code  of  Massachusetts. 
It  shall  be  reasonable  for  the  Corporation  to  restrict  purchasers 
at  any  sale  or  other  disposition  of  said  collateral  to  residents  of 
Massachusetts  and  otherwise  to  impose  such  restrictions  as  may  be 
reaonsably  necessary  to  comply  with  any  federal  and  state  security 
laws. 
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11.  Each  of  Peabody  and  Cruz  acknowledge  that  the  other  has 
oeen  and  shall  continue  to  be  a  contractor  engaged  in  the  general 
construction  business.   Nothing  herein  contained  expressly,  or  by 
implication  shall  in  any  way  preclude  either  Peabody  or  Cruz  or 
the  Principals  of  either  of  them  from  engaging  in  the  construction 
ousiness  in  competition  with  the  other  excepting  only  in  connection 
jFith  the  Project. 

12.  Each  bid  made  by  the  Corporation  in  connection  with  the 
project  and  each  contract  and  subcontract  entered  into  by  the  •■ 
Corporation  in  connection  with  the  project  shall  be  executed  by  the 
president  and  either  of  the  executive  vice  presidents  or  the 
treasurer. 

13.  In  the  event  that  the  Corporation  shall  not  be  the 
successful  contractor  on  the  project,  the  parties  agree  that 
they  shall  forthwith  liquidate  the  Corporation  and  thereupon  all 
obligations  of  one  to  the  other  or  to  the  Corporation  shall  cease, 
except  for  the  obligations  to  make  Advances  for  accrued  obligations. 

14.  Notwithstanding  that  either  Stockholder  may, pursuant  to 
the  terms  of  this  Agreement .withdraw  from  the  transaction  if  the 
other  shall  proceed  either  alone  or  in  concert  with  others,  they 
may  continue  to  use  the  corporate  name  of  the  Corporation. 

15.  Each  of  the  Stockholders  shall  designate  a  person  who  shall 
be  available  on  a  relatively  constant  basis  for  discussion,  consulta- 
tion and  decisions.   The  Corporation  and  the  other  Stockholders  may 
rely  on  such  person,  until  such  designation  shall  be  changed,  to  make 
final  and  binding  decisions  on  behalf  of  such  Stockholder. 

16.  If  either  of  the  Stockholders  shall  be  adjudicated  a 
bankrupt  or  insolvent,  or  make  an  assignment  for  benefit  of  creditors 
or  file  for  any  reorganization  or  arrangement  with  its  creditors 

or  if  any  proceeding  shall  be  commenced  by  or  against  either  of  them 
under  any  Bankruptcy  or  Insolvency  Laws  now  or  hereafter  enacted, 
State  or  Federal, (the  "Insolvent  Shareholder")  then,  and  in  any  such 
event,  and  provision  in  this  agreement  to  the  contrary  nothwithstanding, 
the  Insolvent  Shareholder  shall  have  no  power  or  authority  nor  be 
entitled  to  be  consulted  or  to  participate  in  the  business  and  affairs 
of  the  Corporation  with  respect  to  the  Project. 

I    17.   This  Agreement  represents  the  entire  understanding  between 
the  parties  and  is  to  be  governed  and  construed  according  to  the  laws 
of  the  Commonwealth  of  Massachusetts.   It  may  not  be  altered,  modified 


or  amended  except  by  an  instrument  in  writing  executed  by  a  Stock- 
holder or  the  designated  representative  of  the  Stockholder. 
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this  Agreement  and  to  perform  the  same  and  that  this  Agreement 
shall  be  the  valid  and  binding  obligation  of  such  Stockholder  and 
may  be  enforced  according  to  its  terms  except  for  usual  exceptions 
taken  to  such  opinion  for  laws  of  general  application  generally 
affecting  creditor's  rights. 

19.  Neither  Stockholder  may  assign  this  Agreement  or  any  right 
hereunder  nor  may  any  Stockholder  transfer  its  Stock  either  voluntarily 
or  by  operation  of  law  without  in  either  case  the  express  written 
consent  of  the  other  which  consent  may  be  arbitrarily  withheld. 

20.  The  Corporation,  by  the  execution  of  this  Agreement  does 
hereby  agree  to  be  bound  by  the  terms  and  provisions  herein  contained. 

21.  All  references  in  this  Agreement  to  a  Corporation  shall  mean 
the  Joint  Venture  known  as  Peabody  Cruz  Construction  Company  and  the 
parties  agree  forthwith  to  execute  a  new  document  reflecting  the 

same  and  making  such  modifications  to  this  Agreement  as  are  appropriate 
under  the  circumstances. 

IN  WITNESS  WHEREOF,  the  parties  have  hereunto  set  their  hands 
and  seals  the  day  and  year  first  above  written. 


PEABODY  CONSTRUCTION  CO.,  INC, 


By 


JOHN  B.  CRUZ  CONSTRUCTION  CO.,  INC 


By 


^^«-"" 


*i*y 
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